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Historical Background

Two Competing Governmental Regulatory Bodies

Federal Reserve Board

Housing & Urban Development
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Historical Background

Two Competing Federal Statutes

* Truth In Lending Act
e “TILA”

o KnowBefore You . ..
Historical Background

Two Competing Sets of Governmental Forms

Initial Truth In Lending Disclosure
Final Truth In Lending Disclosure

HUD

Good Faith Estimate
HUD-1 Settlement Statement
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s KnowBefore You

Historical Background

Two Competing Sets of Governmental Forms

FED - TILA

* Financing Terms & Bank Fees

* Informing Consumers of Cost of Credit
* Annual Percentage Rate

* Repayment / Payment Terms

HUD - RESPA

Transaction Terms

Expenses and Credits

Informing Consumers of Buyers’ Side
Informing Consumers of Sellers’ Side

Historical Background

Two Competing Sets of Governmental Forms

Similarities
Both Contain Some of the Same Information
Both Require Disclosure 3 Days After Application
Both Require Re-Disclosure at or Inmediately
Before Consummation
Both Carry Federal Criminal Penalties & Fines
Differences
FED Has Much Stronger Penalties
FED & HUD Use Different / Competing Terms
FED Regulates Banks & Bank Disclosures
HUD Regulates Settlement Agents & Settlement
Disclosures
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Dodd - Frank Act
* DODD - FRANK ACT
* Signed into Law July 21, 2010
(FigLOSanmir * Title X Creates CFPB
! T]? Protection N Started Work July 21, 2011
e ”“:;,;:;'.g\ Act * 1032(f) Requires CFPB To Combine
LA RESPA & TILA within 1 Year
* CFPB Created Integrated Disclosureg
(Pub.L. 111-203, H.R. 4173) * 1088 Page Proposed Rule Released
July 8, 2012

Wall Street

» Dodd-Frank Act

o KnowBefore You . ..

Dodd — Frank Act
: —

Consumer Financial
Protection Bureau

» Dodd-Frank Act
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g Dodd — Frank Act
'Consumer Financial Protection Bureau

‘ : * Why Create CFPB — Another Federal Agency?

" "~ ¢ 1996 Congress Mandated Integrated Disclosures
r * HUD & FED Filed Joint Report To Congress

3 * Competition For Power Between HUD & FED

¢ Neithef Willing To Give In
¢ Congress Decided To Not Give Agencies a Choice

d Cordray

¢ Director of CFPB
* On The Job Since January 2012

» Dodd-Frank Act

o KnowBefore You . ..

Dodd — Frank Act

c 'Consumer Financial Protection Bureau

¢ Authority to impose civil penalties
» $5,000 per day for routine violations
 $25,000 per day for knowing violations
» $1,000,000 for reckless violations

« Ability Yo address unfair, deceptive, and
abusive practices in the mortgage industry and

settlement services

¢ Self Funded Through Fines Imposed

» Dodd-Frank Act
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Dodd — Frank Act
'A Little Financial Disclosure on CFPB

* Four Years Into Implementation
e« % of Implementation In Place
* 398 New Regulations”
-8Billion Increased Cost To Private Sector”
crease In Costs In Last Year”
* 60.7 Million Hours of Paperwork’
* Equivalent of 30,370 Full Time Employees’

* Dodd-Frank at 4: More Requlation, More, Requlators and a Sluggish Housing Market,
By Andy Winkler, Ben Gitis & Sam Batkins
http;, i i um. [ -..7/18/2014

‘ )
» Dodd-Frank Act

o KnowBefore You . ..

Proposed Rule On Integrated Disclosures

Proposed Rule On Integrated Disclosures ‘__ B

* Goals c ,
* Prevent Last Minute Consumer Surprises - r '
* 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

o KnowBefore You . ..

Proposed Rule On Integrated Disclosures

Proposed Rule On Integrated Disclosures e
* Comment Period Ended Election Day 2012 c '
* Spent 1 Year - r '
* Reviewing Comments
* Revising Rule
* More “Consumer Engagement”

¢ Final Rule Released November 22, 2013

Effective Date August 1, 2015
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Final Rule On Integrated Disclosures

Final Rule On Integrated Disclosures ‘_, §
* CFPB Listened To Some Things c ,
* Did NOT Include ALL INCLUSIVE APR - '
» (However, APR Is More Inclusive Than Before)
* Did NOT Include Machine Readable Format
* Did NOT Include Approximate Cost of Funds
* Did NOT Include Requirement That Bank Prepare Integrated
Closing Disclosure
» (May Be Prepared By Settlement Agent, but Settlement
Agent Has Same Liability as Lender for Accuracy When
Settlement Agent Prepares Integrated Closing Disclosure

o KnowBefore You . ..

Final Rule On Integrated Disclosures

Final Rule On Integrated Disclosures c ‘__ B ,
« Final Rule Does NOT APPLY IF: o e

* 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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Final Rule On Integrated Disclosures

Final Rule On Integrated Disclosures ‘_, i
* Created Two New Integrated Disclosures ‘ ,
* Reduces Four Disclosures To Two - r '

*Loan Estimate
* Combines and Replaces GFE and Initial Truth In Lending

* Closing Disclosure
* Combines and Replaces HUD-1 and Final Truth In Lending

o KnowBefore You . ..

Final Rule On Integrated Disclosures

Timing Of Integrated Disclosures

‘ ]

P‘

Loan Estimate c n '
e Within 3 Business Days of Application r

* At Least 7 Business Days Prior To Closing
* Business Day — Is Lender Open For Business?
* Application Defined In Final Rule For First Time

* Application Defined As Lender Receipt of All the Following:
1) Consumer Name
2) Social Security Number
3) Consumer Estimated Income
4) Consumer Real Property Address
5) Estimated Value of Consumer Real Property
Approximate Requested Loan Amount

3/16/2015
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Impact of Final Rule On You - Timing
Timing Of Integrated Disclosures

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%

o KnowBefore You . ..

Loan Estimate

Current Initial Truth In Lending

11



a KnowBefore You . ..

Loan Estimate

Current Good Faith Estimate

H Good Faith Estimate (GFE)

o KnowBefore You . ..

Loan Estimate

Loan Estimate

* 3 Pages

* Replaces Initial TIL

* Replaces Good Faith Estimate

* Designed for Consumer To
Compare Loan Product Offerings

* No Decimals

* Uses Years Instead of Months

e Must Be Delivered Within 3 Days
of Application

* Must Be Delivered At Least 7 Day
Prior to Consummation

3/16/2015
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Loan Estimate — Page 1
Loan Estimate - Page 1

General Information
* Name
- * Property Address
* Loan Product
Projected Loan Terms
Projected Payments
Projected Costs of Closing

Loan Estimate — Page 1

TRUTH-IN-LENDING DISCLOSURE STATEMENT

(THIS IS NEITHER A CONTRACT NOR A COMMITMENT TO LEND)

Prepared By

3475%

576178

4321 Random Boulevard - Somecity, ST 12340 Save this Loan Estimate to compare with your Closing Disclosure.

Loan Estimate LOAN TERM 30 years
PURPOSE Purchase
DATE ISSUED  2/15/2013 PrODUCT  Fixed Rate
APPLICANTS  Michael Jones and Mary Stone LOAN TYPE X Conventional OFHA COVA O
123 Anywhere Street LOANID# 123456789
Anytown, ST 12345 RATELOCK  CINO ® YES, until 4/16/2013 at 5:00 p.m. EDT
PROPERTY 456 Somewhere Avenue Before closing, your interest rate, points, and lender credits can
Anytown, ST 12345 change unless you lock the interest rate. All other estimated
SALE PRICE $180,000 closing costs expire on 3/4/2013 at 5:00 p.m. EDT

13
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Loan Estimate
. —

3875%

576178

ey oL

Worty Begrning

Truth In Lending

Can this amount increase after closing?

Loan Amount

$162,00

0

NO

Interest Rate

3.875%

NO

Monthly Principal & Interest

See Projected Payments below for your
Estimated Total Monthly Payment

$761.78

NO

t Penalty

Does the loan have these features?

YES - As high as $3,240 if you pay off the loan during the
first 2 years

Balloon Payment

NO

o KnowBefore You . ..

Loan Estimate — Page 1

[r—
Loan Estinj

Payment Calculation

Years 1-7

Years 8-30

Principal & Interest

Mortgage Insurance

Estimated Escrow
Amount can increase over time

$761.78

82
206

$761.78

206

Estimated Total
Monthly Payment

$1,050

$968

Frcs b e
[ros—— |

Estimated Taxes, Insurance
& Assessments
Amount can increase over time

This estimate includes In escrow?
[x] Property Taxes YES

[X| Homeowner’s Insurance YES
Oother:

See Section G on page 2 for escrowed property costs. You must pay for other
property costs separately.

7 e oSt eepage e

[

ST6.054  Inchuen Cosin Cort. o Cotmining s e onpoge o e

41 e omt e o % b - e e e

14
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Loan Estimate — Page 1

| Summary of your
settlement charges

GFE

ul Your Adjusted Origination Charges (See page 2) u 3 I

| Your Charges for All Other Settlement Services (See page 2)

.+. Total Estimated Settlement Charges _

T i

Costs at Closing

Estimated Closing Costs

$8,054

Includes $5,672 in Loan Costs + $2,382 in Other Costs - $0
in Lender Credits. See page 2 for details.

Estimated Cash to Close

$16,054

Includes Closing Costs. See Calculating Cash to Close on page 2 for details.

Visit www.

gov/mortgage-estil for general information and tools.

Loan Estimate — Page 2

Loan Estimate - Page 2

e Closing Cost Details

* Origination (Bank) Charges

e Services You Can Shop For

e Services You CanNOT Shop For
e Other Costs

* Taxes

* Escrows
* Cash To Close

3/16/2015

15



3/16/2015

« KnowBefore You . ..

Loan Estimate — Page 2

Closing Cost Details

Loan Costs

A. Origination Charges $1,802

.25 % of Loan Amount (Points) $405
Application Fee $300
Underwriting Fee $1,097

Understanding
your estimated
settlement charges

1. Owr origination charge

2. Your credit or charge (points) for the specific interest rate chosen

GFE

Your Adjusted Origination Charges

o KnowBefore You . ..

Loan Estimate — Page 2

someofthesechorges | (3 Raquired services that we select
can change at settiement. i %

See the top of page 3 for

mate nformation

GFE

. Government recording charges

. Initial deposit for you escrow account
his charge is hald in an escrow pecountt

1B || Your Charges for Al OtherSatement Sarices

16
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Loan Estimate — Page 2

Closing Cost Details

A. Origination Charges $1,802
.25 % of Loan Amount (Points) $405
Application Fee $300
Underwriting Fee $1,097

B. Services You Cannot Shop For
Appraisal Fee

Credit Report Fee

Flood Determination Fee

Flood Monitoring Fee

Tax Monitoring Fee

Tax Status Research Fee

o KnowBefore You . ..

Loan Estimate — Page 2

Some of these charges
«can change at settiement
See the top of page 3 for
mare information.

Py S i 1 G FE

W one
Prra B —

Transter taxes

. Initial deposit for you escrow account
hia ch an eacrow pecount 1

1B || Your Charges for Al OtherSatement Sarices

17
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Loan Estimate — Page 2

Closing Cost Details

A. Origination Charges

.25 % of Loan Amount (Points)
Application Fee
Ui :

ing Fee

B. Services You Cannot Shop For
Appraisal Fee

Credit Report Fee

Flood Determination Fee

Flood Monitoring Fee

Tax Monitoring Fee

Tax Status Research Fee

C. Services You Can Shop For

Pest Inspection Fee

Survey Fee

Title - Insurance Binder
Title - Lender’s Title Policy
Title - Settlement Agent Fee
Title - Title Search

$3,198
$135
$65
$700
§535
$502
$1,261

o KnowBefore You . ..

Someof these chorges
hange at settiement.

Loan Estimate — Page 2

. Initial deposit for you escrow account
his charg an 921w dccour

[ YourChagesfor All Othar Stiment Sarices

3/16/2015
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Loan Estimate — Page 2

Closing Cost Details

A. Origination Charges $1,802
.25 % of Loan Amount (Points) 5405
Application Fee $300
v iting Fee $1,097

B. Services You Cannot Shop For
Appraisal Fee

Credit Report Fee

Flood Determination Fee

Flood Monitoring Fee

Tax Monitoring Fee

Tax Status Research Fee

€. Services You Can Shop For
Pest Inspection Fee

Survey Fee

Title - Insurance Binder

Title - Lender’s Title Policy

Title - Settlement Agent Fee
Title - Title Search

D. TOTALLOAN COSTS(A+ B +C)

o KnowBefore You . ..

Loan Estimate — Page 2

can change at settiement.
See the topof page 3 for
mare information.

GFE

. Government recording charges

Transter taxes

. Initial deposit for your escrow account

Charge

Your Chargas for All Other Settlement Sarvicas

3/16/2015
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E. Taxes and Other Government Fees
Recording Fees and Other Taxes
Transfer Taxes

F. Prepaids

Homeowner's Insurance Premium ( 6 months)
Mortgage Insurance Premium (  months)

Prepaid Interest ($17.44 per day for 15 days @ 3.875%)
Property Taxes (  months)

G. Initial Escrow Payment at Closing

Homeowner's Insurance  $100.83 per month for 2 mo.
Mortgage Insurance per month for  mo.
Property Taxes $105.30 per month for 2 mo.

H. Other
Title - Owner's Title Policy (eptional)

I. TOTAL OTHER COSTS (E+F + G + H) $2,382

J. TOTAL CLOSING COSTS $8,054

D+l $8,054
Lender Credits

o KnowBefore You . ..

Loan Estimate — Page 2

Calculating Cash to Close

Total Closing Costs (J) $8,054
Closing Costs Financed (Paid from your Loan Amount) 50
Down Payment/Funds from Borrower $18,000
Deposit -$10,000
Funds for Borrower S0
Seller Credits 50
Adjustments and Other Credits 50
Estimated Cash to Close

20



3/16/2015

a KnowBefore You . ..

Additional Information About This Loan

556582
S15,773 Bt you w havepaid ot

s.274%

69450

oxrcntage oy o ot

Comury f your e b e e e

Pl ot prene.

e
oy

Tassmme

556562
$15.773_prmcosyouws navepa o

4274%

69.45%

Loan Estimate — Page 3

Loan Estimate - Page 3

* Loan Scenario Comparison
 APR
* 5 Year Progress

* Other Considerations

* Confirmation of Receipt

Loan Estimate — Page 3

Truth In Lending

ANNUAL PERCENTAGE FINANCE. AMOUNT TOTALOF
RATE CHARGE FINANCED PAVMENTS

The dollar The dit povidod to| The ameunt you il pid
e cost you youor on your behal affer making all payments a
scheduled

s

. |s s

Use these measures to compare this loan with other loans.

In 5 Years

$56,582
$15,773

Total you will have paid in principal, interest, mortgage insurance, and loan costs.

Principal you will have paid off.

Annual Percentage Rate (APR)

4.274%

Your costs over the loan term expressed as a rate. This is not your interest rate.

Total Interest Percentage (TIP)

69.45%

The total amount of interest that you will pay over the loan term as a
percentage of your loan amount.

21
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Loan Estimate — Page 3

Information About This Loan
P ——

Other Considerations

Appraisal We may order an appraisal to determine the property’s value and charge you for this
appraisal. We will promptly give you a copy of any appraisal, even if your loan does not close.
You can pay for an additional appraisal for your own use at your own cost.

Assumption If you sell or transfer this property to another person, we
will allow, under certain conditions, this person to assume this loan on the original terms.
(X! will not allow assumption of this loan on the original terms.

Homeowner’s This loan requires homeowner’s insurance on the property, which you may obtain from a
Insurance company of your choice that we find acceptable.

Late Payment If your payment is more than 75 days late, we will charge a late fee of 5% of the monthly
principal and interest payment.

Refinance Refinancing this loan will depend on your future financial situation, the property value, and
market conditions. You may not be able to refinance this loan.

Servicing We intend
[ to service your loan. If so, you will make your payments to us.
[ to transfer servicing of your loan.

o KnowBefore You . ..

Loan Estimate — Page 3

Additional Information About This Loan
e Featn
sowieih

w
pemnencsinLon
Tassmme

556562
$15.773_prmcosyouws navepa o

4274% ™

o Y L S e S

Confirm Receipt

By signing, you are only confirming that you have received this form. You do not have to accept this loan because you have signed or
received this form.

Applicant Signature Co-Applicant Signature

22
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Closing Disclosure
Current Initial Truth In Lending

o KnowBefore You . ..

Closing Disclosure

Existing HUD-1 Settlement Statement

23
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Loan Estimate

Closing Disclosure

o,

* 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

Closing Disclosure — Page 1

Closing Disclosure - Page 1

Same Info As
Loan Estimate

General Information

* Name

* Property Address *

* Loan Product *
Actual Loan Terms

* Principal & Interest
Projected Payments
Actual Costs of Closing

ot e close | B ———

24
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H U D_ 1 Closing Disclosure — Page 1
Glosk SR T —
Tanaac w‘“‘.;%mhw . |_. A 2 _l—; RHS 3 [_ Comv. Unins. 70 Fite Numomr I8 Lown Mumber. 8 Marigage nuurance Case Number
~ EEEE N ke
v | | L
el € Note: Rems marked.
wocr "
o E Name & Asdress of Seler .‘Nlml-mmduw
162000 o
= 3875% o
Pncpub et | $76178 NO
——
e
P —— 2. Fropery Lomaten: [ryP—— [r——
— T
rorment o reTpr—
s
- . . This form is a statement of final loan terms and closing costs. Compare this
CIOSIng Dlsclosure document with your Loan Estimate.
Closing Information Transaction Information Loan Information
?-..-n Date Issued 4/15/2013 Borrower  Michael Jones and Mary Stone Loan Term  30years
o Closing Date 4/15/2013 123 Anywhere Street Purpose Purchase
Disbursement Date  4/15/2013 Anytown, ST 12345 Product Fixed Rate
esmc]]  SettlementAgent  Epsilon Title Co. Seller Steve Cole and Amy Doe
File # 12-3456 321 Somewhere Drive Loan Type X Conventional [JFHA
@t property 456 Somewhere Ave Anytown, ST 12345 ovao___
. Anytown, ST 12345 Lender  Ficus Bank LoanID# 123456789
Sale Price $180,000 MIC# 000654321

o KnowBefore You . ..

[R———

$162000

3875%

$76178 no

Closing Disclosure — Page 1

Truth In Lending

ANNUAL PERCENTAGE FINANCE. AMOUNT TOTAL OF
RATE CHARGE FINANCED [PAVMENTS

The dollar

provided ol Theamount you will e puid
rate cout you

The $
youor on your behal [after making all payments as

[T Terer—
YES - A bigh e 3,240 o o s o g e

an Terms

Can this amount increase after closing?

Loan Amount

$162,000 NO

Interest Rate

3.875% NO

Principal & Interest

See Projected Payments below for your
Estimated Total Monthly Payment

$761.78 NO

Prepayment Penalty

Does the loan have these features?

YES -« As high as $3,240 if you pay off the loan during the
first 2 years

Balloon Payment

NO

3/16/2015
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HUD-1 Page 3  Closing Disclosure — Page 1

Loan Terms
Your initial loan amountis

Your loan term is

Your initial i

Your initial monthly amount owed for principal, interest, andany | § includes

$162,000 mortgage insurance is = 8
Principal
3875% o ™
576178 no Interest

[] Mongage Insurance

Goesthe o have hasaFestural
YES s g 3551,200 1 o oy o 15 oan ng e

Can this amount increase after closing?

Loan Amount $162,000 NO

Interest Rate 3.875%

Monthly Principal & Interest $761.78

See Projected Payments below for your
Estimated Total Monthly Payment

Does the loan have these features?

Prepayment Penalty YES - As high as $3,240 if you pay off the loan during the
first 2 years

Balloon Payment NO

o KnowBefore You . ..

1 HUD-1 Page 3 Closing Disclosure — Page 1

Does your loan have a grepayment penalty? v [ Yos. your maximum prepayment panaity is §

[— e T
tem 1oyeen [l Dows yous loan have a ballcon payment? [uo [T] Yes. you have a batloon paymentof §
; o
on

T Youdonothaves itoers, such as
homeowner's insurance. You must pay these ftems drecty yourselt
T ‘You have an addtional manthiy escrow payment of $
that resuts in  total intisl monthly amourt owed of § This includes:
5162000 A S————
3875%
576178 o

Property taves. Homeswner's msutsnce.

| Flood insurance

[T Terer—
YES - A bigh e 3,240 o o s o g e

Can this amount increase after closing?

Loan Amount $162,000 NO

Interest Rate 3.875% NO

Principal & Interest $761.78 NO

See Projected Payments below for your
Estimated Total Monthly Payment

Does the loan have these features?

Prepayment Penalty YES - As high as $3,240 if you pay off the loan during the
first 2 years

Balloon Payment NO

26
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HUD-1 Closing Disclosure — Page 1

$162,000
L —
$76178 no

Goesthe o have hasaFestural
YES -0 1 81200 s oy o e Srng

wo

et

on

s

$1,05026

i ettt
e

200. Amount Paid by or in Behalf of Borrower
201. Deposit or earnest money

B R e ——
1 e oo g oo

202. Principal amount of new loan(s)
203. Existing loan(s) taken subject to

| $18,14726. ncder OosingCots. et it mpoge

s KnowBefore You

Payment Calculation

Years 1-7

Years 8-30

Principal & Interest

Mortgage Insurance

Estimated Escrow
Amount can increase over time

$761.78

8235
206.13

$761.78

206.13

Estimated Total
Monthly Payment

$1,050.26

$967.91

Estimated Taxes, Insurance
& Assessments

Amount can increase over time
See page 4 for details

This estimate includes In escrow?
[x| Property Taxes
$355.1 3 [x] Homeowner’s Insurance YES
amonth [x Other:Homeowner's Association Dues NO

See Escrow Account on page 4 for details. You must pay for other property
costs separately.

YES

§1.05026

Cesingcons SOTIZI0  iciutes 148005 Lok ot + 121825 s Ot ot - 40
e RS, o g o

[y —
fr———
et

PP —

Py

| B T ——

Number of Amount of
| Payments Payments =

e e

Truth In Lending

Morihiy Beginning: I

27
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Closing Disclosure — Page 1

g HUDL1 : Page 2 - Line 1400
1400. Total Settlement Charges (enter on lines 103, Section J and 502, Section K) _—

HUD1 : Page 1 -Line 303

e e s 303. Cash I From I To Borrower

$76178

Closing Costs $9,712.10  Includes $4,694.05 in Loan Costs + $5,018.05 in Other Costs - $0
in Lender Credits. See page 2 for details.

Cash to Close $14,147.26 includes Closing Costs. See Calculating Cash to Close on page 3 for details.

$18,147.26 o

Closing Disclosure — Page 2

Closing Disclosure - Page 2

* Loan Costs
Lender Selected Vendor Services
Consumer Selected Vendor Services
Taxes
Prepaids
Escrows
Other
« HOA
* Real Estate Commissions

28
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Closing Cost Details

Loan Costs

Borrower-Paid
AtClosing _ Before Closing

Seller-Paid
AtClosing _Before Closing

rigination Charges.
0.25 % of Loan Amount (Points)

Fee

$1,802.00
$405.00
$30000
$1,097.00

B. Services Borrower Did Not Shop For

Appraisal Fee to John Smith Appraisers Inc.

Credit Report Fee to Information Inc.
Flood Determination Fee 1o Info Co.

1 Flood Monitoring Fee to InfoCo.

> Tax Monitoring Fee 1o Info Co.
Tax Status Research Fee 10 InfoCo.

C. Services Borrower Did Shop For
Pest Inspection Fee 1o Pests Co.
Survey Fee 10 Surveys Co.
Title - Insurance Binder 1o Epsilon Title Co.
Title - Lender’s Title Insurance  to Epsilon Title Co.
Title - Settlement Agent Fee 1o Epsilon Title Co.
. Title - Title Search to Epsilon Title Co.

$2,655.50
$12050 |
$85.00 |
$650.00
$500.00 |
$500.00 |
$800.00

D.TOTAL LOAN COSTS (Borrower-Paid)

$4,694.05

Loan Costs Subtotals (A + B + )

$4,664.25 $29.80

o KnowBefore You . ..

Closing Disclosure — Page 2

Borrower-Paid
AtClosing _ Before Closing

Seller-Paid
AtClosing__ Before Closing

. Origination Charges
0.25 % of Loan Amount {Points)
Application Fee

| Underwriting Fee

$1,802.00
§405.00 |
$300.00 |
$1,007.00 |
|

HUD1 : Page 2 - Section 800

800, Items Payable in Connection with Loan

801. Cur rigination charge

(from GFE #1)

802, Your credit or ints) for the specific i

(from GFE #2)

803, Your adjusted orignation charges

(from GFE #4)

804 Appraisal foo to

(from GFE #3)

805. Credt report to

(from GFE #3)

B06. Tax service to

(from GFE #3)

807 Flood certification to

{

3/16/2015

29



3/16/2015

« KnowBefore You . ..

Closing Disclosure — Page 2

B. Services Borrower Did Not Shop For $236.55
| Appraisal Fee to John Smith Appraisers Inc. |

12 Credit Report Fee to Information Inc. |

)3 Flood Determination Fee to Info Co.
1 Flood Monitoring Fee to Info Co,
)5 Tax Monitoring Fee to Info Co.
)6 Tax Status Research Fee to Info Co.

g —| HUD1 : Page 2 - Section 800

800. Items Payable in Connection with Loan

801. Our crigination charge (from GFE #1)
B02. Your credit of charge (points) for the specific interest rate chosen (from GFE #2)
803. Your adjusted origination charges (from GFE #A)
804 Appraisal fee to (from GFE #3)
805. Credit report to (from GFE #3)
806. Tax service to (from GFE #3)

807. Flood certification to (from GFE #3)
808,
809,

o KnowBefore You . ..

Closing Disclosure — Page 2

C. Services Borrower Did Shop For $2,655.50
Pest Inspection Fee. to Pests Co. $12050 |
)7 Survey Fee t© Surveys Co. $85.00
Title - Insurance Binder to Epsilon Title Co. $650.00
L litle _lenders Ty Lo Ensilon Title Co 550000
tle - Settlement Agent Fee to Epsilon Title Co. $500.00
T =TTere ST T TPSTOT T CT, RO

HUD1 : Page 2 - Section 1100

1100, Title Charges

Len OPEE)

102 closing fee
il 'S Btie Insurance (from GFE #5)
1104. Lender's title insurance
1105, Lender's titke policy limit $
1108. Owner's ttle palicy lim#
1107. Agent's portion of the total tile insurance premium to
1108, Undenwriter's portion of the total title insurance premium to
1109,
1110.
i1
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fl Other Costs

)1 Recording Fees
) Transfer Tax

E. Taxes and Other Government Fees
Deed: $40.00  Mortgage: $45.00

to Any State

5950.00 ‘

F. Prepaids

2 Mortgage Insurance Premium ¢
)3 Prepaid Interest ($17.44 per day

1 ‘s Insurance Premium (12 mo) to Insurance Co,

mo.)
from 4/15/13 1o 5/113)

)4 Property Taxes ( 6 mo) 1o Any County USA

)1 Homeowner's Insurance $100.83
)2 Moitgage Insutance.
1 Property Taxes $105.30

5 Agaregate

G. Initial Escrow Payment at Closing

per month for 2 mo.
permonth for _ mo.
per month for 2mo.

H. Other

01 HOA Capital Contribution
07 HOA Processing Fee

03 Home Inspection Fee

04 Home Warranty Fee

05 Real Estate Commission
0 Real Estate Commiission

to HOA Acre Inc.
to HOA Acre Inc.

to Engineers Inc.

to XYZ Warranty Inc.

1o Alpha Real Estate Broker
to Omega Real Estate Broker

07 Title - Owner’s Title Insurance {optional)  to Epsilon Title Co.

$1,000.00

$450.00
$5,700.00
$5,700.00

_Other Costs Subtotals (E + F + G + H)

1. TOTAL OTHER COSTS (Borrower-Paid)

$5,018.05

$5,018.05

Closing Disclosure — Page 2

o KnowBefore You . ..

Closing Disclosure — Page 2

E. Taxes and Other Government Fees

Recording Fees Deed: $40.00 Mortgage:

2 Transfer Tax to Any State

HUD1 : Page 2 - Section 1200

1200. Government Recording and Transfer Charges

1201. Government recording charges

(from GFE #7)

1202. Deed § Mortgage §

Release $

1203. Transfer taxes

(from GFE #8)

1204. City/County tax/stamps Deed'$

Morigage

1205. State tax/stamps Deed$

Mortgage

1206.

3/16/2015
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Closing Disclosure — Page 2

F.Prepaids $2,120.80
01 _Homeowner’s Insurance Premium {12 moy) to Insurance Co. §1,209.96 |

12 Mortgage Insurance Premium { mo.) ‘
)3 Prepaid Interest ($17.44 per day from 4/15/13 to 5/1/13) $279.04
04 Property Taxes ( 6 moJ) to Any County USA $631.80 |

05 |

HUD1 : Page 2 - Section 900

900. Items Required by Lender to be Paid in Advance

901. Daily interest charges from to @3 (from GFE #10)

902. Mortgage i premium for months to (from GFE #3)
903. Homeowner's insurance for years to {from GFE #11)

904.

o KnowBefore You . ..

Closing Disclosure — Page 2

HUDL1 : Page 2 - Section 1000

1000. Reserves Deposited with Lender

1001. Initial deposit for your escrow account (from GFE #9)

1002. Homeowner's insurance per month
1003. Mortgage insurance per month

1004. Property Taxes per month
1005. per month.
10086, per month
1007. Aggregats

G. Initial Escrow Payment at Closing

01 Homeowner's Insurance $100.83 per month for 2 mo.
02 Mortgage Insurance per month for mo.
03 Property Taxes $105.30 per month for 2 mo.
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| Title Insurance Split On Closing Disclosure — Page 2

Closing Cost Details
CCETHMNR || “CServices Borrower Did Shop For $2,655.50
L - Pest Inspection Fec o PestsCo. $120.50
Survey Fee to Surveys Co. $85.00
v
< — Title - Lender's Title Insurance__to Epsilon Titke Co. ss0000_ |
o y o e RgerTee O EDSIon T T B00.00
itle - Title Search o Epsilon Title Co. $800.00

1 HUD1 : Page 2 - Section 1100

[ e crges
101, Tie services and lender's tie insurance (from GFE #4) |
1102 Settlement or closing fee $
. e !
3 |
1105, Lender's ke pobcy bt § |
1108 Owner's tile policy lmt §.
1107. ' i $
| 1108 Underwrter's portion ofthe total tte insurance premium to s
1108.
T |_1110,
it
| |
sl H.Other $2,400.00 |
HOA Capital Contribution to HOA Acre Inc. $500.00 |
HOA Processing Fee to HOA Acre Inc. $150.00 | |
Home Inspection Fee to Engineers Inc. §750.00 | §750.00 |
Home Warranity Fee to XYZ Warranty Inc. | 5450.00 |
Real Estate Commission 10 Alpha Real Estate Broker | $570000 |
Real Estate Commission 1o Omega Real Estate Broker | 570000 |
e Owners T Isurance (optional 1o Tpsion THe Co. I FE N | | |
T o
Y
INSTINCT JONATHAN BIGGS, VICE PRESIDENT of RISK MANAGEMEI m

o KnowBefore You . ..

Closing Disclosure — Page 2
HUD1 : Page 2 - Section 700

700. Total Real Estate Broker Fees

Closing Cost Details

Paid From Paid From
Division of commission (ine 700) as follows : Borrower's Seller's
701.§ to
7025 to

703. Commission paid at settiement
704,

Funds at Funds at
Setement Settlement

H. Other
HOA Capital Contribution to HOA Acre Inc.
HOA Processing Fee to HOA Acre Inc.
Home Inspection Fee to Engineers Inc.
bome Vo fos Loz o o 545000
Real Estate Commission to Alpha Real Estate Broker $5,700.00
Real Estate Commission to Omega Real Estate Broker $5,700.00

ltle NEW Integrated Disclosures: Know

Y
INSTINCT JONATHAN BIGGS, VICE PRESIDENT of RISK MANAGEMIE!
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Closing Disclosure — Page 2

HUD1 : Page 2 - Section 1400

T I

J. TOTAL CLOSING COSTS (Borrower-Paid) $9,712.10
Closing Costs Subtotals (D + 1)} $9,682.30 | $29.80 $12,800.00 | $750.00 | $405.00
Lender Credits ] ] |

Closing Disclosure — Page 2

* No Lender Credits Against Closing Costs
¢ Cumulative Lender Credits At The Bottom

R

$9,712.10
$0,687.30 $29.80 | $12.800.00 | $750.00 | 5405.00
\ 1
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Closing Disclosure — Page 3

Closing Disclosure - Page 3
* Direct Comparison to Loan Estimate
* Cost To Close
* Copy of:
e HUD-1 Section 100

» Buyer Expenses

e HUD-1 Section 200
» Buyer Credits

e HUD-1 Section 400
» Seller Credits

¢ HUD-1 Section 500

» Seller Expenses

Closing Disclosure — Page 3

Closing Disclosure - Page 3
* Direct Comparison to Loan
Estimate
* Cost To Close
e Copy of:
e HUD-1 Section 100

> Buyer Expenses
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Closing Disclosure — Page 3

Closing Disclosure - Page 3
* Direct Comparison to Loan
Estimate
* Cost To Close
* Copy of:
e HUD-1 Section 100

» Buyer Expenses

e HUD-1 Section 200
» Buyer Credits

Closing Disclosure — Page 3

Closing Disclosure - Page 3
* Direct Comparison to Loan
Estimate
* Cost To Close
e Copy of:
e HUD-1 Section 100

> Buyer Expenses

e HUD-1 Section 200
> Buyer Credits

* HUD-1 Section 400
> Seller Credits
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Closing Disclosure — Page 3

Closing Disclosure - Page 3
* Direct Comparison to Loan
Estimate
Cost To Close
Copy of:
e HUD-1 Section 100

» Buyer Expenses

HUD-1 Section 200
» Buyer Credits

HUD-1 Section 400
» Seller Credits

HUD-1 Section 500

» Seller Expenses

Closing Disclosure — Page 3

Use this table to see what has changed from your Loan Estimate.

Loan Estimate Final Did this change?
Total Closing Costs (J) $8,054.00 $9,712.10 || YES - See Total Loan Costs (D) and Total Other Costs (1)
Closing Costs Paid Before Closing 50 ~$2980 | YES  -You paid these Closing Costs before closing

Closing Costs Financed
(Paid from your Loan Amount) S0 S0 | NO

Down Payment/Funds from Borrower $18,000.00 $18,000.00 || NO

Deposit ~$10,000.00 -$10,000.00 || NO

Funds for Borrower 50 $0 I NO

Seller Credits $0 = $2,500.00 +See Seller Credits in Section L
Adjustments and Other Credits S0 - $1,035.04 - See details in Sections Kand L
Cash to Close $16,054.00 $14,147.26
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Use this table to see 2 summary of your transaction.

BORROWER'S TRANSACTION SELLER'S TRANSACTION osure — Page 3

K. fue from Borrower at Closing $189,762.30 M Pue toSeller at Closing $180,080.00
fate price of Propenty $180000.00 [Sale Price of Property $18000000
1 fate Price of Any Personal Propeity Included in Sale [Sale Price of Any Personal Pioperty Included in Salke

Tosing Costs Paid at Closing (1) 59,682.30

istments

tments for ltems Paid by Seller in Advance AdJustments for Items Paid by Seller in Advance
City/Town Taxes City/Town Taxes

HOADues 415113 to 43013 HOA Dues 41513 1o 430N3

bid Already by of on Behalf of Borrower at Closing  $175,615.04 . pue from Seller at Closing $115,665.04
beposit $10,000,00 Excess Depos

oan Amount $162,000,00 Closing Costs Paid at Closing (1 51280000
xisting Loan(s) Assumed or Taken Subject to Existing Loan(s) Assumed or Taken Subject to

1|Payotf of Fisst Mortgage Loan $100,000,00
eller Credit Payolf of Second Mortgage Loan

b+ Credits
Rebate from Epsilon Title Co.
] Selles Credit
stments

istments for Items Unpaid by Selles Adfustments for Items Unpaid by Seller
City/Town Taxes 1113 to 404113 1| Ciyitown Taxes 171113 10 404013
County Taxes to | county Taxes 10
1o Assessments o

CALCULATION CALCULATION

Total Due from Bortower at Closing (KY $189.762.30 Total Due to Seller at Closing (M) $180,080.00
Total Paid Already by or on Behalf of Botrower at Closing (L) - §175,615.04 Total Due from Seller at Closing (N) - 511566504
Cash to Close X From [ To Borrow. $14,147.26 (] From (X To Sel

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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] Truth In Lending Closing Disclosure — Page 4

| LATE CHARGE: If a payment is more than days late, you will be char::d % of the payment
PREPAYMENT: If you pay off early, you
may will not  have to pay a penalty.
[ may [ will not  be entitled to a refund of part of the finance charge.
ASSUMPTION: Someone buying your property
may may, subject to conditions [ may not  assume the remainder of your loan on the original terms.
See your contract documents for any additional information about nonpayment, default, any required repayment in full before the scheduled date

and prepayment refunds and penalties
Loan Disclosures

Assumption
If you sell or transfer this property to another person, your lender

[J will allow, under certain conditions, this person to assume this
loan on the eriginal terms.

X] will not allow assumption of this loan on the original terms.

Additional Information About This Loan

e e e i e o Demand Feature
R T adiriloan

[ has a demand feature, which permits your lender to require early
repayment of the loan. You should review your note for details.
X] does not have a demand feature.

Late Payment
If your payment is more than 15 days late, your lender will charge a
late fee of 5% of the monthly principal and interest payment.

1 Truth In Lending Closing Disclosure — Page 4

| LATE CHARGE: If a payment is more than days late, you will be char:ed 9% of the payment
PREPAYMENT: If you pay off early, you
may [ will not  have to pay a penalty.
may [ will not  be entitled to a refund of part of the finance charge.
ASSUMPTION: Someone buying your property
may may, subject to conditions [ may not  assume the remainder of your loan on the original terms
See your contract documents for any additional information about nonpayment, default, any required repayment in full before the scheduled date

and Erﬂ:‘mem refunds and Benalu'&'s

Additional Information About This Loan

Assumption
If you sell or transfer this property to another person, your lender

[J will allow, under certain conditions, this person to assume this
loan on the original terms.
X will not allow assumption of this loan on the original terms.

Demand Feature
Your loan

[ has a demand feature, which permits your lender to require early
repayment of the loan. You should review your note for details.
X] does not have a demand feature.

Late Payment
If your payment is more than 15 days late, your lender will charge a
late fee of 5% of the monthly principal and interest payment.
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] Truth In Lending Closing Disclosure — Page 4

| LATE CHARGE: If a payment is more than days late, you will be char::d % of the payment
PREPAYMENT: If you pay off early, you
may will not  have to pay a penalty.
[ may [ will not  be entitled to a refund of part of the finance charge.
ASSUMPTION: Someone buying your property
may may, subject to conditions [ may not  assume the remainder of your loan on the original terms.
See your contract documents for any additional information about nonpayment, default, any required repayment in full before the scheduled date

and prepayment refunds and penalties
Loan Disclosures

Assumption
If you sell or transfer this property to another person, your lender

[J will allow, under certain conditions, this person to assume this
loan on the eriginal terms.

X] will not allow assumption of this loan on the original terms.

Additional Information About This Loan

e e e i e o Demand Feature
R T adiriloan

[ has a demand feature, which permits your lender to require early
repayment of the loan. You should review your note for details.
X] does not have a demand feature.

Late Payment
If your payment is more than 15 days late, your lender will charge a
late fee of 5% of the monthly principal and interest payment.

1 Truth In Lending Closing Disclosure — Page 4

| LATE CHARGE: If a payment is more than days late, you will be char:ed 9% of the payment
PREPAYMENT: If you pay off early, you
may [ will not  have to pay a penalty.
may [ will not  be entitled to a refund of part of the finance charge.
ASSUMPTION: Someone buying your property
may may, subject to conditions [ may not  assume the remainder of your loan on the original terms
See your contract documents for any additional information about nonpayment, default, any required repayment in full before the scheduled date

and Erﬂ:‘mem refunds and Benalu'&'s

Additional Information About This Loan

Assumption
If you sell or transfer this property to another person, your lender

[J will allow, under certain conditions, this person to assume this
loan on the original terms.
X will not allow assumption of this loan on the original terms.

Demand Feature
Your loan

[ has a demand feature, which permits your lender to require early
repayment of the loan. You should review your note for details.
X] does not have a demand feature.

Late Payment
If your payment is more than 15 days late, your lender will charge a
late fee of 5% of the monthly principal and interest payment.
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Closing Disclosure — Page 4

Negative Amortization (Increase in Loan Amount)

Under your loan terms, you

[J are scheduled to make monthly payments that do not pay all of
the interest due that month. As a result, your loan amount will
increase (negatively amortize), and your loan amount will likely
become larger than your original loan amount. Increases in your
loan amount lower the equity you have in this property.

) may have monthly payments that do not pay all of the interest
due that month. If you do, your loan amount will increase
(negatively amortize), and, as a result, your loan amount may
become larger than your original loan amount. Increases in your
loan amount lower the equity you have in this property.

X] do not have a negative amortization feature.

Partial Payments

Your lender

X may accept payments that are less than the full amount due
(partial payments) and apply them to your loan.

[J may hold them in a separate account until you pay the rest of the
payment, and then apply the full payment to your loan.

[ does not accept any partial payments.

If this loan is sold, your new lender may have a different policy.

Closing Disclosure — Page 4

Truth In Lending

| SECURITY: You are giving a security interest in:
D The goods or property being purchased D Real property you already own.

Security Interest
You are granting a security interest in

456 Somewhere Ave., Anytown, ST 12345

You may lose this property if you do not make your payments or
satisfy other obligations for this loan.

3/16/2015
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Closing Disclosure — Page 4

Escrow Account
For now, your loan

will have an escrow account (also called an“impound” or “trust”
account) to pay the property costs listed below. Without an escrow
account, you would pay them directly, possibly in one or two large
payments a year. Your lender may be liable for penalties and interest
for failing to make a payment.

Escrow

Escrowed $2.473.56 | Estimated total amount over year 1 for
Property Costs your escrowed property costs:

over Year 1 Homeowner’s Insurance

Property Taxes

Non-Escrowed Estimated total amount over year 1 for
Property Costs your non-escrowed property costs:
over Year 1 Homeowner’s Association Dues

You may have other property costs.

Initial Escrow $412.25 | A cushion for the escrow account you
Payment pay at closing. See Section G on page 2.

Monthly Escrow $206.13 | The amount included in your total
Payment monthly payment.

o KnowBefore You . ..

Closing Disclosure — Page 4

[ will not have an escrow account because [Jyou declined it (] your
lender does not offer one. You must directly pay your property
costs, such as taxes and homeowner’s insurance. Contact your
lender to ask if your loan can have an escrow account.

No Escrow

Estimated Estimated total amount over year 1.You

Property Costs must pay these costs directly, possibly

o et te e ety o ey overYear 1 in one or two large payments a year.
T

Escrow Waiver Fee

In the future,

Your property costs may change and, as a result, your escrow pay-
ment may change. You may be able to cancel your escrow account,
but if you do, you must pay your property costs directly. If you fail

to pay your property taxes, your state or local government may (1)
impose fines and penalties or (2) place a tax lien on this property. If
you fail to pay any of your property costs, your lender may (1) add
the amounts to your loan balance, (2) add an escrow account to your
loan, or (3) require you to pay for property insurance that the lender
buys on your behalf, which likely would cost more and provide fewer
benefits than what you could buy on your own.
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Closing Disclosure — Page 5

I Closing Disclosure - Page 5

Sruanz

Federal Box

* Total Of Payments

* Finance Charge

* Amount Financed

* Annual Percentage Rate
Everyone’s Contact Information
Consumer’s Signature Line
NO Seller Signature Line

o KnowBefore You . ..

Closing Disclosure — Page 5

- — . Truth In Lending

- srusnz

| ANNUAL PERCENTAGE FINANCE AMOUNT TOTALOF
RATE CHARGE: FINANCED PAYMENTS

| The cost of your credit as a year] The dollar amourt the crodit will | The amount of eredit r\n ided to | The amount you will have pad
e cost you youor on your behal el i peymersa
Scheduled

A B 5 3

Loan Calculations

Total of Payments. Total you will have paid after
i g you make all payments of principal, interest,
toven Tonca. mortgage insurance, and loan costs, as scheduled. $285,803.36

12 Commrat
Sy 1 11040

Finance Charge. The dollar amount the loan will
cost you. $118,830.27

Amount Financed. The loan amount available after

paying your upfront finance cha $162,000.00

ﬁ’meﬂhge Rate (APR). Your costs over
the loan term expressed as a rate. This is not your

@t rate.
Total Interest Percen unt

of interest that you will pay over the loan term as a
percentage of your loan amount.

43



3/16/2015

a KnowBefore You . ..

Other Disclosures

Appraisal

samsaon If the property was appraised for your loan, your lender is required to
give you a copy at no additional cost at least 3 days before closing.

If you have not yet received it, please contact your lender at the

| rszomco | o e o information listed below.

Sruanz

e | o Contract Details
Seeyour note and security instrument for information about
«what happens if you fail to make your payments,
«what is a default on the loan,
«situations in which your lender can require early repayment of the
loan, and
«the rules for making payments before they are due.

Liability after Foredosure

If your lender forech this property and thef

cover the amount of unpaid balance on this loan,

X state law may protect you from liability for the unpaid balance. If you
refinance or take on any additional debt on this property, you may
lose this protection and have to pay any debt remaining even after
foreclosure. You may want to consult a lawyer for more information.

[ state law does not protect you from liability for the unpaid balance.

I does not

Refinance

Refinancing this loan will depend on your future financial situation,
the property value, and market conditions. You may not be able to
refinance this loan.

Tax Deductions

If you borrow more than this property is worth, the interest on the
loan amount above this property’s fair market value is not deductible
from your federal income taxes. You should consult a tax advisor for
more information.

s KnowBefore You

Closing Disclosure — Page 5

Real Estate Broker I Settlement Agent
(S)

Alpha Real Estate I Epsilon Title Co.

Mortgage Broker Real Estate Broker

Ficus Bank Omega Real Estate

Broker Inc. Broker Co.
789 Local Lane 987 Suburb Ct. 123 Commerce Pl.
Sometown, ST 12345 | Someplace, ST 12340 B| Somecity, ST 12344

4321 Random Blvd.
Somecity, ST 12340

NMLS ID
STLicense ID
Contact Joe Smith
Contact NMLSID | 12345

Contact P16415 P51461 PT1234
STLicense ID

7765416 261456 261616

Samuel Green Joseph Cain Sarah Arnold

Email joesmith@

Phone

ficusbank.com
123-456-7890

sam@omegare.biz

123-555-1717

joe@alphare.biz

321-555-7171

sarah@
epsilontitle.com

987-555-4321
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Closing Disclosure — Page 5

Questionst o e s P
—

Confirm Receipt

By signing, you are only confirming that you have received this form. You do not have to accept this loan because you have signed or received
this form.

Applicant Signature Co-Applicant Signature

o KnowBefore You . ..

1026.38.j - Official Interpretation What About The Seller?

1. In general. |t 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.

3/16/2015
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1026.38.j - Official Interpretation What About The Seller?

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).

estors Title NEW Integrated Disclosures: Know Before You . . .

VATIVE BY INSTINCT JONATHAN BIGGS, VICE PRESIDENT of RISK MANAGEMENT & EDUCATION

o KnowBefore You

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.

estors Title Newntegrated Disclosures: Know Before You . . . She T

VATIVE BY INSTINCT JONATHAN BIGGS, VICE PRESIDENT of RISK MANAGEMENT & EDUCATION

3/16/2015
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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.

o KnowBefore You . ..

What About the Seller?

Closing Information Transaction Information
-~ Date Issued Borrower
Closing Date
Disbursement Date
Settlement Agent Seller
~NFile #
Property

Sale Price
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Closing Disclosure

What About the Seller?

e — Tinaction inommaton

Quetionds £
eyt

[t

Summaries of Transactions

SELLER’S TRANSACTION

Due to Seller at Closing

01 Sale Price of Property

02 Sale Price of Any Personal Property Included in Sale
03
04
05

06
07
08

Adjustments for Items Paid by Sellerin Advance
09 City/Town Taxes to
10 County Taxes 1o
11 Assessments to

Due from Seller at Closing

01 Excess Deposit

02 Closing Costs Paid at Closing (J)
03 Existing Loan(s) Assumed or Taken Subject to
04 Payoff of First Mortgage Loan

05 Payoff of Second Mortgage Loan
06

07

02 Seller Credit

09

10

11

12

13

Adjustments for Items Unpaid by Seller
14 City/Town Taxes

15 County Taxes

16 Assessments

19

CALCULATION

Total Due to Seller at Closing
Total Due from Seller at Closing
Cash [] From [] To Seller

3/16/2015
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REAL ESTATE BROKER (B)
Name
Address

__LicenselD
Contact

Contact __ License ID
Email

Phone

Contact Information

REAL ESTATE BROKER (S)
Name
Address

__LicenseID
Contact
Contact __ License ID
Email

Phone

SETTLEMENT AGENT
Name
Address

__LicenseID
Contact

Contact __ License ID
Email
Phone

What About the Seller?
Closing Cost Details

AtClosing

Seller-Paid
Before Closing

A. Origination Charges
9% of Loan Amount (Points)

B. Services Borrower Did Not Shop For

C. Services Borrower Did Shop For

3/16/2015
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Other Costs

E.T: Fees
01 Recording Fees Deed: Mortgage:
F. Prepaids.

01 _Homeowner's Insurance Premium (

0. Mortgage Insurance Premium {  mo.)

02 Prepaid Interest ( per day from

04 Property Taxes ( mo.)

G.Initlal Escrow Payment at Closing
01 _Homeowner's Insurance per month for _mo.
0. Mortgage Insurance per month for  me.

13 Property Taxes per month for . mo.
04

04 Aggregate Adj
H.Other

* Borrower’s Total Closing Costs
* No Seller Signature

Who Is Responsible?

Wells Fargo
. Settlement Agent Communications

e e e s September 24, 2014

Effoctive August 1, 2015, our industry wil provide
‘customars, as fequired by the TILA-RESPA Integrated Disclosure Rule. Now that this dato i less than a
yoar away, we' re hearing more questions from you about this topie, including

Wha wil prepare the Closing Disclosure?
Who uil deiver the Closing Disclosure?
Howwil

receipt atloast three business days pror to closing?

Who will prepare the Closing Disclosure?
Who will deliver the Closing Disclosure?

How will processes change to enable delivery of the Closing Disclosure to the customer for
receipt at least three business days prior to closing?

our regulators. wges.
your feedback via the optional survey ik at the and of tis article.

= Determining the content of the Closing Disclosure. At Wolls Fargo, we baliove that we must
continue to v ind oth ired on the

significant opportunity to improve our processes.

W' ve akeady s
cellaboration st take place earber i the koan process than is typicaltoday i ordet to avoid the
n have become s : wa' il discuss

the

prepar ¥

3/16/2015
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Closing Disclosure.

Who Will Prepare the Combined Disclosure?

« Generating the Closing Disclosure. Tha new Closing Disclosure is a bland of the existing

Trth-in-Lending (TIL} disclosure and the Sattiement Staterent (HUD-1). s important to note
that the new Closing Disclosure is govorned by the Truthin-Lending Act (TILA), not the Real
Estate Settiement Procedures Act (RESPA). TILA provides dfferent accuracy expectations and
enforcemant provisions than RESPA, as well a5 soma dfferences in definfons, with associated
tisks and ponaltios for us that are much more severe than RESPA.

Today, Wells the TIL disclosures for e do nol alow

the same TILA scrutiny wil be applicablo forihe naw Closing Disclosuro - e londor
accountable for compliance. fore, after assessing all requiremants.and options, it has bean
detrmined that Vet F:mo neads o conrol e genteaion ind deery of e bomovacs

os e oo poctatio

g the Closing Disclosure. Evidence of doiveing ths borower's Ciosing Disciosure

0ipt at least o WPIOC‘OM“Q us. The data
pport this must bo
1. such as the large numbar o sattiemont agents who closo Wols Fargo foans in local

Wells Fargo

Generating the Closing Disclosure. The new Closing Disclosure is a blend of the existing
Truth-in-Lending (TIL) disclosure and the Settlement Statement (HUD-1). It's important to note
that the new Closing Disclosure is governed by the Truth-in-Lending Act (TILA), not the Real
Estate Settlement Procedures Act (RESPA). TILA provides different accuracy expectations and
enforcement provisions than RESPA, as well as some differences in definitions, with associated
risks and penalties for us that are much more severe than RESPA.

Today, Wells Fargo generates the TIL disclosures for all originated loans; we do not allow
settlement agents to modify the content of this important compliance document. Looking forward,
the same TILA scrutiny will be applicable for the new Closing Disclosure - and the lender is
aooounlable for compliance. Therefore, after assessing all requirements and options, it has been

Closing Disclosure to consistently meet internal compliance and regulator expectations.

o KnowBefore You . ..

Closing Disclosuro,

 blond of the existing
T m-L-ndmﬂ 71L) dclosure and the Satiament Statemant (HUDL1). I0s mportant s nota
hatthe new Clotng Dlsclowurs s govemed by he TruthekvLanding Act (TILAL ot the Real
Estate Sotfioment Procedures Act (RESPA). TILA provides different accuracy expectations and
sedorcorantprovisions than RESPA, as vl a8 some dlerances in deinbens, wih assaciaied
tisks and penakties for us that are much more severs than RESPA

Who Will Deliver the Combined Disclosure?

Wells Fargo

Today.
setter

~f « Delivering the Closing Disclosure. Evidence of delivering the borrower's Closing Disclosure

account] with receipt at least three business days prior to closing are critical requirements for us. The data

to support this must be readily accessible for internal and external audit. We considered many
factors, such as the large number of settlement agents who close Wells Fargo loans in local

o suepe markets, their closing volumes, limited integration capabilities to provide compliance data to us,

ok and the evolving use of electronic delivery within the Wells Fargo loan process.

e At this point in time, we believe that this critical compliance evidence can only be provided if

Wesm Wells Fargo delivers the Closing Disclosure directly to our borrowers to meet the three-day

closing for everyone.

For purchase transactions, our view is that the settlement agent continues to be responsible for
the seller’ s information and will prepare and deliver the seller’ s Closing Disclosure. A copy
must be provided to Wells Fargo for our loan file in order to comply with the final rules.

fequirement, Including when a change occurs that requires the three-day clock to be restarted.
o | We still must work closely with you to ensure we have accurate information on this disclosure,
and because of the early collaboration needed, we are hopeful that this will create a smoother

Conducting the cosing. Conducing he cesing wicortnue to bo he responsiiy of the
gl ur closing instructions. As
have shared in ™ onders incroste,
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Who Will Explain the Combined Disclosure?

Closing Disclosure I

Scheduling the closing. Scheduling the closing must remain a collaboration between all
involved parties, just as it is today. But the new three-day delivery requirement for the Closing
Disclosure will impact everyone involved in this process.

In a recent meeting with settlement agents, an example was used that really brings this impact
into focus. Imagine you have three linked sale/purchase transactions that all need to close by the
end of the month, each with a different settlement agent, different real estate agent, and different
lender involved. Not meeting the three-day delivery requirement on one of these linked
transactions may delay the others. This scenario emphasizes how important it will be for us to

work together to develop solutions that meet our customers’ needs and our compliance
expectations.

For purchase our view continues 1o bo rosponsibia for
the sellor s information and il propare and daliver the seller’ s Closing Disclosuro. A copy
didadic Welle Faro for oucloan fe o crderto Soaloies

« Scheduling the closing. Scheduling al YO u
ivhud pates, st a4 8 loday.Bul B na eee Gy e-w-w requiremant for the Closing
Disclosure will impact everyane involved in this process.

In a recent mesting with settisment agonts, an examplo was used that really brings this impact
o focus. imaghne you have thres lnked saa/purchase ransactionsthat a nood t close by the
end of the agort, ‘agent, and different
oo o it <) v these linked
transactions may others, Th has nportant. & will bo for us to
Wwork together 1o dovelop Solutions that moet our customers' neods and our compiaNce
expoctations.

« Conducting the closing. Conducting the closing will continu 1o bo tho rosponsibilty of the
our closing instructions. As we
havo shared in lottors, i lenders increase
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Who Will Explain the Combined Disclosure?

Closing Disclosuro,

 blond of the existing
T m-L-ndlnq 71L) dclosure and the Satiament Statemant (HUDL1). I0s mportant s nota

enforcoment provisions than RESPA, as well as somo differences in definitions, with associated
risks and ponaktios for us that are much more severe than RESPA.

Today, Walls the TIL disclosures for all do not allowr
sottoment agents to madfy the content of th i L
the same TILA scrutiny wil ba applicable for the new Closing Disclosure - and the lender is
accountable for compliance. Thersfore, after assessing all requremonts and options, i has bean
dotermined that Wells Fargo needs to control the generation and delivery of the borrower's
Closing and regulator
*+ Delivering the Closing Disclosurs. Eyidence of dolverng the botowsrs Ciosig Dscosre
ipt at least iness days prior to chosing The data
1o upport 14 U 5 1030 50003504 o Ilomal and X6l SUGR We Consered any
facios. such 83 the arge numbar of selerientagents who closo Welk Fargo loars i kcal
markets, their closing pliance data to us,
and the avolving use of eloctronic d-lmry within the Wlls-Farge loan procoss.

AL this pointin timo, we beliovo that can only be pr
Wells Fargo dolivers the directly to our botrovers to -day
roquirement, including when 3 change occurs that requires the thres-day ciock 10 bo festarted

« Conducting the closing. Conducting the closing will continue to be the responsibility of the
settlement agent, but with increasing focus on compliance with our closing instructions. As we
have shared in previous newsletters, as expectations on lenders increase, so do expectations on

our third party service providers.

ond of the

fondor lnvubnd Not meeting the th

ransactions may dolay the othars. This scenario amphasizes how important £l bo for us 1o
together 10 dovekp solutions that meet our customers’ needs and our complance

expoctations.

lgnrl__ estate agont,

Conducting the cosing Conducing he cosingwicortnue to bo h responsiiy of the
gl our closing instructions. As
have shared in ™ londers increase,
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Who Will Explain the Combined Disclosure?

our third party servico providers.

Let' s work together to meet our customers’ needs

Wo continue to support the customar’ s choice fof their titls and semtoment servico provider, as lang as
1 Wells Fargo, we enjoy doing

business kecally and vakie our ko<al relationships. Weh these new regulations, & is 0ssential for you 1o

understand the expectations of the regulations and of Wells Fargo, 5o we can consistently deliver high

Jevels of quality and service o our Gustomers.

Tell us what you think
W invite your foedback on the information contained in this newsletter via the following survey link:

yaony gurveymonkey com

Please share thi rtant information with your cole: nd ams. H you have any
comments, questions, suggestions for future newslettars, or requests for copies of previous editions,
contact us at

VWells Fargo & Company

©2014 Wells Fargo Bank, N.A. All rights rosarved.

Let’ s work together to meet our customers’ needs

We continue to support the customer’ s choice for their title and settlement service provider, as long as
that choice enables us to consistently meet all applicable requirements. At Wells Fargo, we enjoy doing
business locally and value our local relationships. VVIth these new regulations, it is essential for you to
understand the expectations of the regulations and of Wells Fargo, so we can consistently deliver high
levels of quality and service to our customers.
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That Is All That You
Are Going To
Know

B Before You
Get Up| & Go
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Know
Before YouOwe

Jonathan W. Biggs

Vice President, Risk Management & Education
Investors Title Insurance Company

121 North Columbia Street

Chapel Hill, North Carolina 27514
JBiggs@InvTitle.com | (919)945-2597
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