
“TRID” begins with applications 
taken August 1, 2015 

• TILA - RESPA Integrated 
Disclosure Rule 



A Brief and Boring History 

•  1968- Truth In Lending Act (TILA) enacted.  A Truth 
in Lending Statement must be provided to consumer 
within 3 business days of application disclosing an 
APR (Standard form required) 

 
•  1974 – Real Estate and Procedures Act (RESPA) 

enacted.  Additionally, Lender must provide 
consumer a Good Faith Estimate of closing costs 
within 3 business days of application. (no Standard 
form required) 

 



January 2010 

•  Standardized Good Faith Estimate developed by HUD 
must be given within 3 business days of application and 
anytime there is a “change of circumstances” throughout 
the process. 

•  “Change of circumstances” – loan is locked; closing 
date changes; final inspection required, etc… 

•  Loan cannot be closed faster than 7 business days 
before the initial Good Faith Estimate is given. 

•  Loan fees and transfer taxes costs cannot vary between 
initial disclosure and closing.  Some other fees can vary 
10%.   



January 2010 

•  Defines “application”: 
•  1.  Consumer’s name 
•  2.  Consumer’s income 
•  3.  Consumer’s SS # to obtain credit report 
•  4.  Property address 
•  5.  Estimate of value 
•  6.  Mortgage loan amount 
•  7.  Other information deemed necessary by 

the loan originator (type of loan) 



January 2010 

•  Any time the Truth-in Lending statement’s 
APR varied up or down by more than .125 a 
new disclosure must be issued and 3 
business days must pass after it had been 
issued.  (So sometimes closings were 
postponed). 



August 1, 2015 
Consumer Financial Protection 

Bureau (CFPB) 

• TRID combines the Good Faith 
Estimate and the Truth in 
Lending Statement into the 
“The Loan Estimate”. 



CFPB 

•  Stated goal – Slow the process down so that 
consumers are not pressured into making bad 
decisions and “Know Before They Owe”. 

•  The calendar guide CFPB shows on their 
website illustrates a loan application received on 
August 3 and closing October 29.  

•  We don’t think it will take that much additional 
time.  But expect an additional 15 days.  So 45 
day closings will become the norm. 



“Application” redefined 

•  “7th” item removed 
•  1.  Consumer’s name 
•  2.  Consumer’s income 
•  3.  Consumer’s SS # to obtain credit report 
•  4.  Property address 
•  5.  Estimate of value 
•  6.  Mortgage loan amount 
•  7.  Other information deemed necessary by 

the loan originator (type of loan) 



Loan Exhibit 



“Change of Circumstance” 

•  Must issue a Revised Loan Estimate each time 
there is a “Change of Circumstance”. 

•  A final Revised Loan Estimate must be issued 
no later than 4 business days before loan 
“consummation” (closing) and if the Loan 
Estimate is being mailed it must be no later than 
7 business days before “consummation”. 

•  The Lender may not provide a Revised Loan 
Estimate on or after the date it provides the new 
Closing Disclosure 



The new Closing Disclosure 

• Combines the old HUD-1 
Settlement Statement and the 
final Truth in Lending Statement. 

• Must be delivered by the creditor 
to the consumer 3 business days 
before closing.  And to the Seller 
on the day of closing. 



A corrected Closing Disclosure is allowed 
without triggering a new 3 day waiting 

period as long as: 

•  1.  There are no changes to the loan’s 
APR of more than .125 for a fixed rate or .
250 for an adjustable rate. 

•  2.  There are no changes to the loan 
product. 

•  3.  There is no addition of a prepayment 
penalty 



So what determines APR? 

•  Loan amount 
•  Closing costs 
•  Discount points 
•  Prepaid interest  
•  Mortgage insurance 
•  Funding fee 



Examples that could effect this 

•  Broken dishwasher on final walk through. 
•  Seller agrees to pay more in closing costs because he 

does not have time to fix. That changes the APR. 
•  Consumer cannot play the market and wait until last few 

days to lock a loan. 
•  Consumer cannot decide to change from 30 Year to 15 

Year loan in last few days. 
•  Consumer cannot decide to buy down the interest rate 

with discount points in last few days. 
•  Closing date changes and causes prepaid interest to 

change 
•  Mail away closings and POA 



Privacy Concerns and 
Questions Going Forward 

•  Buyer and Seller in separate closing rooms? 
•  Separate Buyer Closing Disclosure and Seller 

Closing Disclosure? 
•  Lender release of the new Loan Estimates 

directly to real estate agents instead of the 
consumer? 

•  Lender release of the new Closing Disclosure 
directly to real estate agents as well as the 
consumer? 


