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OVERVIEW

Land Home Financial Services, Wtolesale Divisio(LHFporiginates loans that are in compliance with the
requirements of the Truth in Lending Act (TILA) and the Real EstakenSsit Procedures Act (RESPA).
When the TRID rule becaméective with applications taken on or after October 3, 2015, four familiar
disclosures wereeplaced with two new disclosuse The Good Faith Estimate (GFE) and Initiathin-
Lending (TIL) ameplaced with theLoan Estimatelg) The Final TIL artdUD-1 Settlement Statement are
replaced with theClosing Disclosure (CD

This document includes kegoints about the LE and C&nd highlights what is required for loans
submitted by brokers td. HFS The information provided in this documenshould not be used as a
substitute for the TILARESPA Integrated Disclosure rule. Only the rule and its Official Interpretations (also
known as commentary) can provide complete and definitive information regarding its requirements

There will also be @RID frequently asked questions (FAQ) document posted on our website to assist with
implementing TRID.

THE REGULATION

The DoddFrank Wall Street Reform and Consumer Protection Act ({boalck Act) directed the Consumer
Financial Protection Bureau (CFPBhtegrate the mortgage loan disclosures under TILA and RESPA Sections
4 and 5. The DodHrank Act mandated that the CFPB develop and implement model disclosures that integrate
the existing TILA and RESPA disclostiresConsumer Financial Protection Bur€¢CFPB) issued a final rule
amending Regulation Z (Truth in Lending Act) and Regulation X (Real Estate Settlement Procedures Act) to
integrate Mortgage Loan disclosures.

APPLICABILITY/ELIGIBILITY

TRID requaments appy to closed-end consumer crediransactions secured by real property including:

Purchase
Refinance
ConstructiorOnly
Vacant Land
Loans Secured by 25 Acres or more
Investment Propertyf the transaction is primarily for a consumer purpose (eaghout to pay
college tuition)
Exceptims:
1 Home Equity Lines of Credit (HELOCS);
1 Reverse Mortgages; or
1 Investment Properties for Business PurpoddsFS requires TRIBclosureon all Investment
Propertieg*
1 Chattel Loans, including those secured by dwellings not attached to real property;
1 Loans made by lenders who are not a "creditor" as defined in Reg Z, which make five or fewer
mortgages in one year.

=A =4 -4 -8 _a -9
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*If a lender decides to apply TRID disclosures to investment property loans (where crnediéidended
GLINR Y NAREE& F2NJ LISNE2Y X Tl YA &natauoNaticad sehjecki@dl R LIdzNJ
the requirements under Regulation Z.

Comment 3(all explains:

A creditor must determine in each case if the transaction is primarilgric@xempt purpose. If some

guestion exists as to the primary purpose for a credit extension, the creditor is, of course, free to make the
disclosuresand the fact that disclosures are made under such circumstances is not controlling on the
guestion of wiether the transaction was exempt

For aCovered_oan with an application date prior to October 3, 2015, the LE/CD cannot be used to comply
with RESPA and Reg Z requirements.

For aCovered_oan with an application daton or after October 3, 2015, tHeFE/RJD/TIL formgannot be
used to comply with TRID requirements.

APPLICATION DATE

The application date is the date that the broker has collecteddiewing six (6) piecesof information:

The consumeNJRame;

The consumeNJihéome;

The consumeNJa&ial security number to obtain acredit report;
The property address,

An esimate of the value of the property; and

The mortgage loan amount sought.

Do Do Do Do Do Do

An application can be submitted in written, electronic, and/or oral format.

An accurate applicatiodate is needed to determine which disclosures are required and will be utilized
to monitor compliance with the applicable disclosure timing requirements. Brokers should ensure
processes are in place to document the date that the six pieces of informat®mprovided by the
applicant to the broker.

LOAN ORIGINATION DISCLOSURES

TRIDconsolidates the Good Faith Estmate (GFE), Truth-in Lending (TIL), HUD-1 Satement, Servicing
Disdosure Satement, and Right to Receive Copy of Appraisal nto the following two discbsures:

A LoanEstmate (LE);
A Cbsing Discbsure (CD).
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LEOVERVIEW

The LE integrates and replaces the existing GFE and the initial TIL disclosure and helps the consumer
understand the key features, costmd risks associated with thedn for which they are applyindt must

be delivered (provided or placed in the mail) within three business daiyso6 NB OSA LI 2F GKS
loan application and at least seven business days prior to consummation

The initial LE must be provided wiiththree business days of the application date (as described in the
Application Date section above).

1 The initial LE must be provided no less than seven business days prior to consummation.

1 Arevised LE must be provided within three business days of Loek Da

1 Arevised LE must be provided within three business days of knowledge when there is a valid
changed circumstance that results in charges to increase more than is permitted under the rule.

1 The last revised LE must be received no later than four busitagssprior to consummation.

1 LE must not be provided after the CD has been provided to the consumer

b2GSY ! ONBRAG2NI 2N 20KSNJ LISNE2Y Yl e y2i AYLRAS |
application for a mortgage transaction until thensume has received the L&hd has indicated intent to

proceed with the transaction. The only exception to this exclusion is for a bona fide and reasonable fee for
200K AYyAy3 | O2yadzYSNDRa ONBRAG NBLRNI®

Abrokeris prohibited from requiring the consumer smbmit documents verifying information relating to
0KS O2yadzySNRa FLILX AOFGAZ2Y dzyGAf GKS [9 KIFa oSSy

LEDISCLOSURE

LHFS wibffer two options to our approved brokers when it comes to disclosing the LE

1. LHFS withccept an LE generated by theoker (with the lender field blank or filled in with LHFS
as the Lender/Creditdr If the broker submits an LE that has been disclosed, LHFS -will re
disclose the LE and required federal, state and local disclosures tmtseime(s). Thebroker
will have to certify on eXRESS that the application was taken within three days of having the six
items that constitute an application and upload a FNM 3.2 filed submit a complete file. A
loan where the broker has disclosed theddh be submitted up t@5 businessdays after the
initial LE was delivered to treonsumer The loan must be compliant with HMDA and MDIA

2. LHFS will disclose the LE for the brok&he broker will need to select this option from the
eXPRESS upload screen and suamltE RequeStansmittal, FNM3.2 file, signed 1003yritten
list of service providers, CA BRE MLDS Waiver (CA loana anbfy LEtyped) and purchase
contract (if applicable). These files must be submitted to LHBS®myPacific timehe following
day after theapplication has been taken

t £S48 488 CAIdNB ™M 6S-two{{ !LE2FIR {ONBSyé¢ o0St2s
LHFS will require that theonsumersign and date the LE. LHFS entlure the LEis correct.
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Home TRID Reverse Calculator QM Tumn Times Appraisal Order LP - Registration Broker Resources Other Information eScenarios Tutorials Broker Flyers Help

Home Page Loan Assistance =

Loan Pipeline Upload a File

Lock Expiration Status
Upload a Loan
Change Password Broker Overview

+ Logoff
Borrower Paid / Lender

Pipeline Search Faid [ NA - NGO or HECM l:l

ARM =

[Enter Loan Number | Loan Information
Include Admin Fee in
-— Select — V| Price: Yes/No * l:l

LA L L

Loan Purpose *

Compliance (TRID)
1355 Willow Way, Ste 250 Application Date Cert: | LHFS to Disclose LE on
Concord, CA 94520 = date on this loan is: = IZI ¢ YY) Our Behalf (Yes/No) *
Phone: (800) 398-0865¢. Intent to Proceed Cert: | Loan Estimate Date Cert: |
Cust Servi LHF SWholesale. certify that the borrower(s) l:l certify that the Inifial Loan l:l
TE TSR sale.com indicated their intent to IZI (mmiddlyyyy) Estimate was issued to IZI (mmiddlyyyy)
proceed on: * borrower(s) on: *
Upload 3.2 File
File to upload: Browse. .

File type: | FNIM 3.2 W
Upload Loan

POWEREDEY

Home | Rates & Programs | Terms of Usz | Privacy Statement | Logout
& Copyright 1898-2015, Land Home Financial Services Inc. Wholesale . All Rights Reserved. Version # 31.0

Figure 1. eXPRESS Upload Screen
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LECONTENT

The LEis a tiree (3) page document that generally containsthe following information:

Page Description

1 General information of the specificloan transaction including creditor information.

Loan Termstable with descriptionsof applicable information about the loan.

Projected Paymentstable

Qosts at Aosingtable

Alink for consumersto obtain more information abou loans secured by real property at a
website maintained by the GHPB.

Arequired statement 6Save this Loan Estimate to compare with your Aosing Disclosure® €

A good-faith itemization of the Loan Costs and Other Costs asociated with the loan and paid by
the applicant/ consumer

A Calculating Cash to dose table to show the consumer how the amount of cash needed at
closingis calculated.

Adjustable Payment Loans- an Adjustable Payment Table detailing how the monthly payments
will change.

Adjustable Rate Loans¢ an Adjustable Interest Rate Table detailinghow the intered rate will
change.

Qreditor contact information.

A Comparisonstable reflectingan egimated five (5) year payment breakdown, the APRand the
Total Interest Paid (TIP).

An Other Considerationstable including the EQOARIght to Receive a Gopy of the Appraisd
statement, Assumption requirements, Late Payment information, and the Servicing Statement
disclosure.

Anoptiona Sigrature Statement for the consumer to signto acknovledgereceipt.

B DB B> D Do BoPo Do Do Do Do I

To

LE DELIVERY REQUIREMENTS

The creditor is responsible for ensuring that it delivers, or places in the mail, the LE no later than the
third business day after receiving the application. MDIA waiting periods apply; therefore the LE must
alsobe delivered, or placed in the mail, no later than the seventh business day before consummation of
the loan. Refr to the TILA-MDIA Policy for further information.
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LE DELIVERY METHODS

Delivery Description Proof of Delivery

InPerson | If the application istaken faceto face, it is acceptable to deliver | Siged and dated copy of the
the disclosure in person. The disclosure is considered & &ivered¢| disclosure.
oncethe disclosure hasbeen given to the consumer

Email Email delivery is allowed as long as it is compliant with the | ESigncompliant acknowledgement
consumer consent and other applicable provisions of the | received by the creditor.
Electronic Signatures in Global and National Commerce Ac
Sign). If email delivery wasnot in compliancewith the ESgn
Ad, all timing requirementsdefault to First-dassMail.

Overnight | 5Aa0f 23dz2NBa aKALILISR 2 @S NY A i Siqedand dated copy of the
the date the consumer(s) sign for receipt of the overnight | delivery notice.

delivery.
First- Delivery of the disclosure viafirst-classmail delivery is No proof of delivery isrequired;
QassMail | acceptable. For timing purposes four (4) businessdaysfor however a mpy of the disclosure

mailing, including the day the document was mailed, is required. | must still be maintained in the file.
The document is assumed to be/considered & &ivereds on the
4" day. For example, if the document was mailed on Monday,
count Monday, Tuesday, Wednesday and

Thursday of the same week. Delivery isasaumed to be on
Thursday.

NOTE: A discbsure that is signed and dated by the consume(s) canbe considered delivered asof the
date it wasactually signed (if that date is earlier thanan cassumede delivery date).

LETIMING REQUIREMENTS

The LEmust be delivered or placed in the mail to the consumer no later than the third businessday after
the creditor receivesthe application.

LE BUSINESS DAY

For purposes of providing the LE,a businessday is a day on which the creditoNJoffices are open to the
public for carrying out substantially all of its business functions. LHFSbusiness days are defined as
Monday through Friday. Saturday and/or Sunay are not considered businessdays.

NOTICE OF INTENT (NOI) TO PROCEED

After the consumer has receved the initial LE the isauer of the LE is responsible for obtaining and
documenting the consumers expressed mtent to proceed with the transection. If LHFSliscloses the

initial LELHFS will obtain agsignatureor a wet signature from theonsume(s). If the broker discloses
the initial LE, LHFS will require that theialiLE besigned by the consumés). LHF&ill accept a
consumersigned NOI or a signed loan originator affidavit that they have received a verbal NEDNOI
should refer to the date of thanitial LE signed by the consumd?lease sethe Sample Forms section.
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REVBHONSANDGCORRECTIONBOTHE LE

Creditors are typicallybound by the figures discbsed on the initial LE provided within three (3) business
days of the application. Ceditors may provide a revised LEin the following ciraimstances:

A Changed cirmmstancesthat occur after the LEis provided to the consumer resulting in
estimated settlement charge(s)to increasemore thanthe allowable tolerance.

A Changed ciramstancesthat occur after the LEis provided tothe consumer that affectsthe

consumeNJeli@ibility for the termsfor which the consumer applied or the value of the security

for the loan.

Revisionsto the credit termsor the settlement are requestedby the consumer.

The interestrate wasnot locked whenthe LEwasprovided, and locking the rate causesthe

points or lender credits disclosed on the LEto change.

The consumer indicatestheir intent to proceedwith the transection after the LEhasexpired.

NOTE:An LEmust be validfor a minimum of ten (10) businessdays

The loan is anew construction loan, and settlement is delayed by more than sxty (60) cdendar

days; if the original LE statesthat at any time prior to sixty (60) cdendar days before

consummation, the creditor may isdaue revised disclosures.

SRS S S

An LE MAY NOT be reissued and/or revised due to miscalalations or underestimations of charges.
LHFS reserves the right to decline loans with incorrect information.

CHANGED CIRCUMSTANCES

A dhanged ciraumstance isdefined as:

A An extraordinary event beyond the control of any interestedparty or other unexpectedevent
specificto the consumer or transacion (e.g., actsof God, war, disager, or other emergency).

A Information specificto the consumer or transacion that the creditor relied upon when
providing the LEand that wasinacairate or changed after the disdosureswere provided (e.g.,
credit quality, loanamount, property value).

A New information pecificto the consumer or transaction that the creditor did not rely on when
providing the LE (e.g., boundary disputes, flood zone, appraisal tianges).

NOTE:An LE canbe issued prior to collecting all required minimum information (i.e., consumeNJIRame,
monthly income, social security number, property address,an estimate of the value of the property, or
the mortgage loan amount sought), but the creditor may not collect it later and claim a changed
ciracumstance. For example, if a creditor provides an LE prior to receiving the property addressfrom the
consumer, the creditor cannot claim that the receipt of the property addressis a changed ciraumstance.
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REVISED LE TIMING REQUIREMENTS

The creditor must deliver or placein the mail the revised LE to the consumer no later than three (3)
businessdays after receiving the information that results in a valid circumstance. If the revised LEis not
discbsed within three (3) business days of the change, the increased cost cannot be passed onto the
consumer

LHFS wilinaintain copies of the initial LE and all revised L9 Qla afidition to the revised LE, the loan file
must contain supporting documentation detailing the reason for the valid change of circumstance.
Bvery revised LEmust have a corresponding Changed Ciraumstance Worksheet unless the sole reason for
the change wasdue to a rae lock or no-cost rate lock extension.

The creditor may not provide a revised LEon or after the date it providesthe CD. Therefore, the creditor
must ensure that the consumer recdves te revised LE no later than four (4) business days prior to
consummation.

RECORD RETENTION

Under the rule, eachcompleted LEand any related documents must be retained for three years.

LEVARIANCES

{AYAT I N 02 02RIFIéQa Nz S& dzy RSNI wo{t! X U0KSNB I Nb
under the TRID rule. The rules have changed slightly howeaigularly with the treatment of fees

1 when the consumer is allowed to shop for a service provider,

1 when they are not allowed to shop for a service provider, and

1 AtClosing, whether they did or did not shop for a service provider.

As a result, fees may amovee between different sections on the LE and/or CD, and maybe subject to a
different tolerance throughout the goplication process. Creditors are responsible for ensuring that the
figures stated in the LE are made in good faith and consigent with the best information reasonably
available to the creditor at the time they are discbsed.

To determine if an LE was provided in good faith is determined by comparing the differences between
the estimated charges disdosed on the LE and the actual charges paid by the consumer asdisclosed on
the CD.
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Creditors may charge a consumer more than the amount discbsed on the LE in certain specific

circumstances such &s;

A Allowed chargesthat may change by no more than 10%of the originally discbsed amount;
A Allowed chargesthat may change under any circumstance by more than what wasoriginally

discbsed; and

A Valid pecial ciremstances asdescrbed in the Changed Cireimstances section.

Chargesthat CANNOTIncrease

Chargesthat CAN Increase10%

Chargesthat CAN Increasewith No

Restrictions

A Anyfee paid to the Lender or
broker or affiliate of either*;

A Feespaid to an unaffiliated

third party for LENDER requir

services ifthe craditor DIDNOT

permit the consumer to sop;

Consumecredit or chargefor

the specificintered rate

chosen; and

A Transfer taxes.

A

*|f afeeispaid to a Lender or
broker but is passel onto an
unaffiliated third party, it is not
included in the 0%tolerance. The
loan file must contain evidence
that the fee is being passed on to
the unaffiliated 39 party.

A Recordingfees;

A Government charges; and

A Feespaid to an unaffiliated third’
party for LENDERrequired
seavicesif the creditor DID
permit the consumer to shop
and the consumer selectsa
service provider fromthe
Settlement ServicesProvider List.

o Do Do Do

Initial deposit for escrow;

Daily intered charges;
HomeownerQinsurance;
Feespaid to an unaffiliated
third party for LENDER
required servicesif the
creditor DID

permit the consumer to shop,
and the consumer selectsa
service provider that isnot on
the Settlement Services
Provider List; and

Feespaid to an unaffiliated third
party for non-required services.

TEN PERCENT CUMULATIVE TOLERANCE

Charges for third-party services and recording fees paid by or imposed on the consumer are grouped
together and subject to a 10% cumulative tolerance. This meansthe creditor may charge the consumer more
than the amount discbsed on the LEfor any of thesechargessolong asthe total sum of the charges added
together does not exceedthe sum of all such charges discbsedon the LE by more than

10%

A creditor may charge more than 10% in excessof an individual charge in a specific category provided the
total of all chargesis still within the 10%cumulative tolerance.

A creditor may charge a consumer for a fee that would fall under the 10% cumulative tolerance but was not
included on the LE provided the total of all chargesin a specific category paid does not exceed the sum of all
estimated dharges by more than 10%.
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CHARGES ON THE LE FOR SERMTEERFORMED

The creditor should compare the total charges actually paid by or imposed on the consumer with the
total charges on the LE that are actually performed. If a service is not performed, the estimate for that
charge should be removed from the total amount of estimated charges for comparison purposes.

EXCESS CHARGES

If the amounts paid by the consumer at closing exceed the amounts discbsed on the LE beyond the
allowable tolerances, he creditor must refund the excess to the consumer no later than sixty (60) calendar
days after consummation.

A For chargessubject to zero tolerance, any amount charged beyond the amount discbsed on the
LEmust be refunded to the consumer.

A For charges subject to a 10%cumulative tolerance, the amount of the total sum of the charges
added together that exceeds the total amount of chargesdiscbsed on the LEby more than 10%
must be refunded to the consumer.

SHOPPED SERVICES

When appli cable, no later than three business days after receiving the application, LHFS will provide a list
of services for which the consumer may shop and identify at least one provider for e ach service. Lenders
must include a copy of the writte n list of services/providers in the Loan file t o Land Home Financial

Services. The Settlement Services Provider List (SSB) must:

A Identify at least one (1) available settlement service provider for eachservice;

A Sate that the consumer may choose a different provider of that service;and

A Must correspond to the settlement services for whichthe consumer canshop asdiscbsed on the
LE.
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CDOVERVIEW

For loans that require an LE and proceed to closing, LHFS wilprovide a new final disdosure reflecting the
actual terms of the transection calledthe CD. LHFSmust ensure the (D is delivered and signed bythe
consumer no later than three (3) business days before consummation. The CD must comply with all
prescrbed information within the Rule and may be re-issued with revisions and/or new timing requirements
in certain circumstances. LHFS will work with settlement agents to prepare the CDs. WileSntinue to
require final disclosures, including the CD, be signed in ink and dated at ¢ losing by all appli cable parties.

CDCONTENT

The creditor must ensure the CDcontains the correct and specific content for that transaction. The CDis a
five (5) page document that generally contains the following information:

Page Description
1 A General information of the specificloan transaction, including creditor information.
A Loan Temstable with descriptionsof applicable information about the loan.
A Projected Paymentstable.
A ostsat Qosingtable.
2 A Actua amounts of the Loan Costs associated with the loan, including a breakdown of items being
paid by all parties
A Actua amounts of the Other Costs assciated with the loan, including a breakdown of items
being paid by all parties
3 A ACalculating Cash to Gose table to show the consumer the amount of cash required at closing.
A Aummariesof Transactionstable.
A Refinanceloans¢ a Raydff and Paymentstable (optional).
4 A Loan Disclosuressection, including information on Assumption Requirements; Demand Features,
Late ChargeInformation; Partial Payment Policy; Escrow Information.
A Adjustable Payment Loans- an Adjustable Payment Table detailing how the monthly payments
will change.
A Adjustable Rate Loans¢ an Adjustable Interest Rate Table detailing how the interes rate will
change.
5 A Loan Calculation table, including Total of Payments, Finance Charge, Amount Financed, APR and
TP.
A Alink for consumersto ask quegionsor make a omplaint at a website maintained by the CFPB.
A Qontact Information for the Qreditor, Mortgage Broker, Real Estate Broker(s), and Settl ement
Agents.
A Other Disclosures
A Anoptiona Sigature Statement for the consumer to signto acknowledgereceipt.

LHFS willsethe version of the CDthat is applicable to the transacion; for example, youmay not
usethe purchaseversion of the form for arefinance.

AVERAGEHARGESORSETTLEMENSERVICES

LHFSvill NOT use or allow the use of average tharges for any settlement service.
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