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Innovative by Instinct

THE NEW INTEGRATED DISCLOSURE – JUST AROUND THE CORNER

PRESENTED BY:
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Proposed Rule On Integrated Disclosures
• Goals

• Prevent Last Minute Consumer Surprises
• Promote Consumer Shopping Lenders
• Promote Consumer Comprehension
• Promote Easier To Use
• Improve Consumer Understanding

• Released Proposed Rule July 9, 2012
• CFPB Used “Consumer Engagement” To Prepare & Review Rule

• Focus Groups
• Public Comment Period
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Proposed Rule On Integrated Disclosures
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• Final Rule Does NOT APPLY IF:
• Home Equity Line of Credit Mortgage
• Reverse Mortgage
• Loan Where Security Is Not Affixed To Real Estate 

(Mobile Home With Title)
• Lender Makes Less Than 5 Loan a Year that are
Consumer Mortgages Secured By Real Estate
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Loan Estimate (LE)

1. Must be delivered or placed in the mail within 3 business days after application

2. Must be delivered or placed in the mail not later than the 7th business days
before closing

3. Waiting period between the LE and closing can be waived for a bona fide financial
emergency.

No pre‐printed forms accepted.

4. Re‐disclosure  within 3 business days of a (“changed circumstance:)

5. Timing entirely the responsibility of the Creditor (Lender)
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Closing Disclosure
• At Least 3 Business Days Prior To Closing

• Business Day – Follow Right To Rescind Rules
• If Closing Disclosure Mailed or Emailed:

• It is presumed that it took 3 days to get to consumer
• Potentially a Total of 6 business days

• Re‐disclosure Prior to Closing Required If:
• Change To Loan Product
• Addition of Prepayment Penalty to Loan
• Change To Numbers That Moves APR More than 1/8 of 1%
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Two Definitions of Business Day 

Loan Estimate LE must be delivered within 3 business days

Business day is defined as – Day on which the creditor’s offices are  open 
to the public to carry on substantially all functions.

Closing Disclosure CD must be received by Consumer 3 business days before 
consummation (closing)

Considered to have been received 3 business days after delivered or 
placed in mail.
Must be received by Seller no later than closing

Waiting period between LE and consumer receipt of CD and between CD and 
closing

Business day is defined as All calendar days except Sunday and certain 
Federal holidays
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 Creditors own charges
 Affiliates of creditor
 Fees paid to unaffiliated SSP for which consumer cannot 

shop

Variations formerly known as 
Tolerances

Limited Increases Category (Current 10% Bucket)
 Charges paid to unaffiliated SSP selected from SSPL provided by Creditor

Permitted Variations
 SSP selected by consumer and not on SSPL
 Charges for Services not permitted by creditor
 Prepaid interest
 Property Insurance premiums
 Escrow amounts

No Variation Category
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Changed Circumstances

A changed circumstance for purposes of a revised 
Loan Estimate is:
• An extraordinary event beyond the control of any 
interested party 

• Unexpected event specific to the consumer or
transaction 

• Information specific to the consumer or transaction 
that the creditor relied upon when providing the 
Loan Estimate and that was inaccurate or changed 
after the disclosures were provided or

• New information specific to the consumer or
transaction that the creditor did not rely on when 
providing the Loan Estimate. 
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Creditor (lender) must provide consumer with Settlement Service Providers List if 
Consumer is permitted to shop for the service.

List must include one provider for each service
SSPL must be on a separate sheet of paper
Same time as LE

Ask your lenders “Am I on your list?” 

Impact of the Final Rule on you 

WRITTEN LIST OF PROVIDERS
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Charges for any settlement service shall not exceed the amount actually received by 
the settlement service provider for that service. 

 Averaging is permitted by the Rule but not allowed in Texas
 Fees must be itemized separately
 Charges and fees must be listed alphabetically
 Title insurance charges (including closing fee) must be preceded by “Title”

 Each fee listed alphabetically

QUICK FACTS

FEES AND CHARGES
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Truth In Lending
Loan Estimate – Page 3
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Loan Estimate – Page 3
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Loan Estimate – Page 3
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5 Pages
• Replaces Final TIL
• Replaces HUD‐1 Settlement Statement
• Decimals ‐ Usually
• Uses Years Instead of Months
• Must Be Delivered 3 Days Prior
to Consummation

• Must Be Alphabetical Within 
Sections
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Same Info As 
Loan Estimate
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HUD‐1 Page 3
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HUD‐1



02/28/2015

17

The New Integrated Closing Disclosure – Just Around the Corner

49 Month, Day, Year Presentation Name

The New Integrated Closing Disclosure – Just Around the Corner

50 Month, Day, Year Presentation Name

HUD1 : Page 2  ‐ Line 1400

HUD1 : Page 1  ‐ Line 303
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HUD1 : Page 2  ‐ Section 1100
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HUD1 : Page 2  ‐ Section 1200
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HUD1 : Page 2  ‐ Section 900
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HUD1 : Page 2  ‐ Section 1000
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HUD1 : Page 2  ‐ Section 1100
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Closing Disclosure ‐ Page 3
• Direct Comparison to Loan 

Estimate
• Cost To Close
• Copy of:

• HUD‐1 Section 100 
 Buyer Expenses
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Closing Disclosure ‐ Page 3
• Direct Comparison to Loan 

Estimate
• Cost To Close
• Copy of:

• HUD‐1 Section 100 
 Buyer Expenses

• HUD‐1 Section 200
 Buyer Credits
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Closing Disclosure ‐ Page 3
• Direct Comparison to Loan 

Estimate
• Cost To Close
• Copy of:

• HUD‐1 Section 100 
 Buyer Expenses

• HUD‐1 Section 200
 Buyer Credits

• HUD‐1 Section 400
 Seller Credits

• HUD‐1 Section 500
 Seller Expenses
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Closing Disclosure – Page 4

Closing Disclosure ‐ Page 4

• Assumption
• Demand Features
• Late Payment Penalty
• Negative Amortization
• Partial Payments
• Security Interest
• Escrow Details
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Closing Disclosure – Page 4

Truth In Lending
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Closing Disclosure – Page 4

Truth In Lending
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Closing Disclosure – Page 4
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Closing Disclosure – Page 4

Truth In Lending



02/28/2015

26

The New Integrated Closing Disclosure – Just Around the Corner

76 Month, Day, Year Presentation Name

Closing Disclosure – Page 4
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Closing Disclosure – Page 4
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Closing Disclosure – Page 5

Closing Disclosure ‐ Page 5

• Federal Box
• Total Of Payments
• Finance Charge
• Amount Financed
• Annual Percentage Rate

• Everyone’s Contact Information
• Consumer’s Signature Line
• NO Seller Signature Line
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Closing Disclosure – Page 5

Truth In Lending
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Closing Disclosure – Page 5
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Closing Disclosure – Page 5
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Closing Disclosure – Page 5
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1026.38.j ‐ Official Interpretation

1. In general.  It is permissible to have two separate Closing 
Disclosures in a transaction: one that reflects the consumer’s 
costs and credits only, which is provided to the consumer, and one 
that reflects the seller’s costs and credits only, which is provided 
to the seller. See § 1026.38(t)(5)(v) and (vi). Some State laws may 
prohibit provision of information about the consumer to the seller 
and about the seller to the consumer.

What About The Seller?
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What About The Seller?

1026.38.j ‐ Official Interpretation

2. Addenda. Additional pages may be attached to the Closing 
Disclosure to add lines, as necessary, to accommodate the 
complete listing of all items required to be shown on the Closing 
Disclosure under § 1026.38(j) and (k), and for the purpose of 
including customary recitals and information used locally in real 
estate closings (for example, breakdown of payoff figures, a 
breakdown of the consumer’s total monthly mortgage payments, 
an accounting of debits received and check disbursements, a 
statement stating receipt of funds, applicable special stipulations 
between consumer and seller, and the date funds are 
transferred). See § 1026.38(t)(5)(ix).
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What About The Seller?

4. Signature lines. Section 1026.38(t) does not restrict the addition 
of signature lines to the disclosure required by § 1026.38, provided 
any signature lines for confirmations of receipt of the disclosure 
appear only under the “Confirm Receipt” heading required by §
1026.38(s) . . . .  If the number of signatures requested by the 
creditor for confirming receipt of the disclosure requires space for 
signature lines in excess of that provided on form H‐25, an 
additional page may be added to accommodate the additional 
signature lines with an appropriate reference to the additional 
page. . . . Signatures for a purpose other than confirming receipt of 
the form may be obtained on a separate page, and consistent with 
§ 1026.38(t)(1)(i), not on the same page as the information 
required by § 1026.38.
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What About The Seller?

5. Additional page.  Information required or permitted to be
disclosed by § 1026.38 on a separate page should be formatted 
similarly to form H‐25 . . ., so as not to affect the substance, clarity, 
or meaningful sequence of the disclosure.  In addition, information 
provided on additional pages should be consolidated on as few 
pages as necessary so as not to affect the substance, clarity, or 
meaningful sequence of the disclosure.
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What About The Seller?
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What About The Seller?
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What About The Seller?
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What About The Seller?
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Who Is Responsible?

QUESTIONS?
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Who Will Prepare the Combined Disclosure?

CFPB holds lender responsible

Lender will decide what role settlement 
agents will play

Not all lenders will make the same decision

Lenders and Settlement Service Providers will 
need to work even more closely with each other 
to provide accurate information on the 
disclosure.

The New Integrated Closing Disclosure – Just Around the Corner

93 Month, Day, Year Presentation Name

Who Will Deliver the Combined Disclosure?

Delivery crucial – must be at least three 
business days prior to closing.

Lenders will be looking closely at the integration 
capabilities of the settlement agent.

Not all lenders will make the same decision

Lenders and Settlement Service Providers will 
need to work even more closely with each other 
to provide accurate information on the 
disclosure.
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Who Will Explain the Combined Disclosure?

Scheduling and Conducting the Closing

 Communication between Settlement Agent
more vital now than ever before.

 With most lenders this will continue to be the
responsibility of the settlement agent.

 Increased focus will be placed on closing
instructions.
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Who Will Explain the Combined Disclosure?

Scheduling and Conducting the Closing

 Communication between Settlement Agent
more vital now than ever before.

 With most lenders this will continue to be the
responsibility of the settlement agent.

 Increased focus will be placed on closing
instructions.
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Mail 
Disclosure

Monday Tuesday Wednesday Thursday Friday Saturday

Disclosure 
Presumed 
Received

Thursday Friday Saturday Monday Tuesday Wednesday

Closing 
Date

Following 
Monday

Following 
Tuesday

Following 
Wednesday

Following 
Thursday

Following 
Friday

Following 
Saturday

Three Day Timeline from when Disclosure Mailed
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Mail 
Disclosure

Monday Tuesday Wednesday Thursday Friday Saturday

Disclosure 
Presumed 
Received

Thursday Friday Saturday Monday Tuesday Wednesday

Closing 
Date

Following 
Monday

Following 
Tuesday

Following 
Wednesday

Following 
Thursday

Following 
Friday

Following 
Saturday

Three Day Timeline from when Disclosure Mailed


