
TILA/RESPA Integrated 
Disclosures (TRID) 
Compliance Overview 



TRID Background 

• Section 1032 (f) of the Dodd-Frank Act 
required the CFPB (Consumer Financial 
Protection Bureau) to develop a set of 
combined disclosures that replace the 
current GFE, HUD-1, and initial and final 
TIL disclosures. 
 

• New disclosures will be effective with all 
new applications beginning on 
Saturday, 10/03/2015. 



TRID’s Purpose 

• The new disclosures are designed to be 
helpful to consumers in understanding 
key features, costs, and risks of the 
mortgage loan they are choosing.  
 

• The forms use clear language and 
design to make key information, such 
as interest rate, monthly payment, and 
cost to close, easier for consumers to 
locate.  



Covered Transactions 

• The TRID rule applies to most closed-end 
consumer credit transactions secured by real 
property. 

 
• Certain types of loans that are currently 

subject to TILA, but not RESPA, are subject to 
TRID disclosure requirements including: 
– Construction-Only loans 
– Loans secured by vacant land or by 25+ acres 
– Timeshare loans also have abbreviated 

disclosure timelines 



Exemptions  

• TRID does not apply to the 
following: 
– HELOC’s 
– Reverse Mortgages 
– Mortgages secured by Chattel, such 

as mobile homes or other dwellings 
that are not considered real property 

– Persons that make five or fewer loans 
per year 

 
 



Exemptions Cont’d. 

• Loans that are not covered by the 
new rule are still covered under 
current disclosure requirements.  



THE LOAN ESTIMATE (LE) 



Loan Estimate Purpose 

 
• Replaces the current Good Faith 

Estimate and initial Truth-in-Lending 
disclosures 



Providing the Loan 
Estimate 

• The lender must deliver or place the Loan 
Estimate in the mail within 3 business days 
after receipt of application, unless it is 
denied or withdrawn within that timeframe 
 

• The consumer is considered to have 
received the disclosures 3 business days 
after they are sent or placed in the mail. 
This is called the “mailbox rule” 
– Lenders may consider using UPS/FedEx 

delivery or E-Signature 



Providing the Loan 
Estimate 

• A revised estimate cannot be 
issued less than 4 business days 
prior to consummation 

 
• Mortgage Brokers who receive an 

application must work with the 
creditor to ensure that the Loan 
Estimate is provided in 
accordance with the rule.  



Change In Variances 



Loan Estimate Changes in 
Circumstance 

• To revise the Loan Estimate, a 
lender must provide a revised 
version to the borrower within 3 
business days of the information 
received to warrant the change.  

 



Loan Estimate Changes 
in Circumstance 

The following are the allowable changed 
circumstances for re-disclosure: 
• An extraordinary event outside of control of an 

interested party 
• Information the Lender relied on is inaccurate or 

changes 
• New information is discovered by the Lender 

after disclosures have been sent 
• Changes affecting eligibility such as income 

decreases, employment changes, low appraised 
value, etc. 

• Consumer requested changes 



Loan Estimate Changes in 
Circumstance 

Allowable changed circumstances for re-disclosure 
(cont’d): 
• Interest rate dependent changes such as rate lock 
• Expiration, such as consumer doesn’t provide 

intent to proceed within 10 business days of 
disclosures 

• Delayed settlement on a construction loan-When 
settlement will occur more than 60 days after initial 
disclosure, and re-disclosure occurs at least 60 days 
before settlement 

 



Loan Estimate  
List of Service Providers 

• Lenders must now disclose the 
following information for all 
transaction service providers, 
whether the consumer can shop for 
the service OR not: 
  Name of each service 
  Estimated cost 
  Provider of the service 
  Provider’s contact information 





Example loan estimate 









Loan Estimate-Total Interest 
Percentage (TIP) 

• Page 3 of the LE, the TIP replaces the 
Total Payments from the current initial TIL 

• This figure used to be expressed in a 
large $ amount; now a large % rate 

• Lenders will need to be able to 
understand and discuss this field with 
borrowers as questions arise (Amount of 
interest paid in versus principal if buyer 
never applies extra toward principal 
reduction) 



THE CLOSING DISCLOSURE 
(CD) 



Closing Disclosure 
Purpose 

 
• This form replaces the current 

HUD-1 and final TIL disclosures 



Closing Disclosure 

• Lenders must provide and the borrower must have 
RECEIVED a Closing Disclosure no less than 3 
business days prior to consummation of the 
transaction 

• For the closing disclosure, a “business day” is 
defined as all calendar days except Sunday or 
Federal holidays. 

• The CD can be delivered in person, electronically, 
postal mail, or courier 

• If it is mailed or emailed (for those without E-
Signature), the delivery falls under the “mailbox 
rule” 

• If multiple parties are involved in various locations, 
all parties must meet the 3 day requirement 



Closing Disclosure 

• Lenders may also contract with 
settlement agents or doc prep 
companies to provide the Closing 
Disclosure. However, the lender is still 
responsible for the timeliness and 
accuracy of the disclosure. 

• The settlement agent is responsible 
under the Rule for preparing and 
delivering the seller’s Closing Disclosure 



Closing Disclosure 

• A NEW 3-day period is required for a 
revised Closing Disclosure if any 
circumstances that fall under “The Big 
3” occur: 
 APR increases by defined thresholds  

 (.125 OR 1/8) 
 Change in loan product 
 Change in pre-payment penalty in that 

 one  is imposed 
 

Amendments are allowed for all other 
revisions! 

 



Closing Disclosure 

• Post-consummation events or clerical 
errors can also require the issuance of a 
revised Closing Disclosure 

• The revision must be issued within 30 
days of learning of the need for the 
change. Clerical errors ONLY may be re-
disclosed within 60 days. 

• Any post-closing issuance of excess 
tolerance refunds must be 
accompanied by a revised Closing 
Disclosure and be completed within 60 
days 



Example Closing 
Disclosure 











New Lending Disclosure 
Timeline 





Important Sites 

• CFPB Dedicated Regulatory Implementation 
Website: 

 http://www.consumerfinance.gov/regulatory-
implementation/tila-respa/ 
 -Compliance Guide 
 -Forms Guide 
 -Webinars 
 -Timeline Illustrations 
• eRegulations Tool: 

http://www.consumerfinance.gov/eregulations 
 

http://www.consumerfinance.gov/regulatory-implementation/tila-respa/
http://www.consumerfinance.gov/regulatory-implementation/tila-respa/
http://www.consumerfinance.gov/eregulations


Trainings for Staff 

• https://www.mgic.com/training/index.html 
TRID: TILA RESPA Integrated Disclosure Webinar — 
A Special Webinar with David Luna of Mortgage 
Educators and Compliance 
• http://www.consumerfinance.gov/regulatory-

implementation/tila-respa/ 
Scroll to VIDEOS section.  
 -Overview of the Rule 
 -Loan Estimate 
 -Closing Disclosure 
 

https://www.mgic.com/training/index.html
http://www.consumerfinance.gov/regulatory-implementation/tila-respa/
http://www.consumerfinance.gov/regulatory-implementation/tila-respa/


Trainings for Realtors 

http://truthabouttrid.com/main-page 
Short video to show your local realtors 
that sums up how TRID changes the 
way their business will look. 

http://truthabouttrid.com/main-page


Questions? 
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