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THE INTEGRATED DISCLOSURE RULE

PART B: DELIVERY OF THE DISCLOSURES

Denied or Withdrawn Loan Applications
If a loan application is denied or withdrawn by the applicant within the three‐business‐day period after
application, the creditor is not required to provide the Loan Estimate.
If the application should later be re‐opened for approval, it should be treated as a new application.
Otherwise, the creditor will be out of compliance with disclosure of the Loan Estimate within three
business days of the original application date.

Pre‐Disclosure of Loan Terms and Costs
A creditor may provide a prospective applicant with loan terms, estimated payments and estimated
costs specific to that applicant prior to issuing a Loan Estimate, but must also include a pre‐disclosure
statement.
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H‐26 Mortgage Loan Transaction – Pre‐Loan Estimate Statement – Model Form

Description: This is a model of the statement required by § 1026.19(e)(2)(ii) of the Integrated
Disclosures Rule to be stated at the top of the front of the first page of a written estimate of
terms or costs specific to a consumer that is provided before the consumer receives the Loan
Estimate. It must be given in at least 12‐point font.

M
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Some examples of when the Pre‐Disclosure Statement would be needed:
Pre‐Disclosure Statement is Required if:



Creditor provides an estimated monthly
payment of a particular loan amount
Creditor provides an estimate of closing
costs for a transaction

Pre‐Disclosure Statement is Not Required if:




Creditor provides a preprinted list of
closing costs common in the area
Creditor provides a rate sheet
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Receipt of the Loan Estimate

If the Loan Estimate is not provided to the applicant in person it is considered received three business
days after mailing or electronic delivery, unless the creditor can document evidence of earlier receipt.
An example of this would be if the Loan Estimate was sent by overnight courier and the applicant signed
a delivery receipt.
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THE INTEGRATED DISCLOSURE RULE

PART C: CHANGES TO THE LOAN ESTIMATE

Timing of a Revised Loan Estimate
If a Loan Estimate is reissued for changes to estimated closing costs, the revision must be provided
within three business days of receiving the information that resulted in the revision.
The exception to this three‐business‐day rule is when an interest rate is locked. In this case a revised
Loan Estimate must be provided on the date the loan was locked by the creditor.
The definition of business day that is used for this purpose is a day when the creditor's offices are open
for business.
The following charts illustrate these two timing rules.

SA

General Timing for Revision of Loan Estimate
Sunday

Monday

Tuesday

Wednesday

Creditor
notified of
valid changed
circumstance

Thursday

Friday

Saturday

Friday

Saturday

Must deliver
or place in
the mail a
revised Loan
Estimate

Sunday
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Timing of Loan Estimate Revision for Interest Rate Lock
Monday

Wednesday

Thursday
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Previously
unlocked loan
is locked.
Creditor must
deliver or place
in the mail a
revised Loan
Estimate the
same day.

Tuesday
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Delivery of a Reissued Loan Estimate in Relationship to the Closing Disclosure
Any reissued Loan Estimate must be delivered in person or mailed (including electronic delivery) so that
the borrower receives it no later than four business days prior to consummation, or at least one day
prior to issuing a Closing Disclosure (a Closing Disclosure must be received by the borrower at least
three days prior to consummation).
A revised Loan Estimate may not be issued on or after the date a Closing Disclosure has been provided
to the borrower.
The revised Loan Estimate is considered received by the borrower when it is either delivered in person
or three business days after it was mailed (including electronic delivery).
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COMPLETING THE LOAN ESTIMATE FORM

Contents
Completing the Loan Estimate ...........................................................................................................4
Part A: Completing Page One of the Loan Estimate ................................................................................. 5
Part B: Completing Page Two and Three of the Loan Estimate .............................................................. 19
Topic 1: Completing Page Two ............................................................................................................ 19
Topic 2: Completing the Loan Estimate‐Page Three ........................................................................... 30

References and Citations .................................................................................................................. 35

SA

Knowledge Check Answers ..................................................................................................................... 35

Citations for Completing the Loan Estimate ........................................................................................... 35

PL

M
E
©2014 INDECOMM GLOBAL SERVICES

PAGE 3

REV 11.2014

COMPLETING THE LOAN ESTIMATE FORM

PART A: COMPLETING PAGE ONE

Fixed Rate Mortgage Example
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The image shows an example of how to complete the Interest Rate and Principal & Interest Payment
sections for a fixed rate mortgage.
Show the loan amount, interest rate and principal and interest payment.

This example also shows how to disclose a prepayment penalty. Balloon payment information will be
shown on another example.
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Adjustable Rate Mortgage Example
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The above image shows an example of a 5‐Year Interest Only, 5/3 ARM. Continue reading to learn what
should be disclosed for an adjustable rate mortgage
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COMPLETING THE LOAN ESTIMATE FORM

PART B: COMPLETING PAGE TWO AND THREE

Initial Escrow Payment at Closing

This section includes any amounts that are to be placed in an escrow account for recurring payments,
including homeowners insurance, mortgage insurance and property taxes, in this order. A maximum of
five other items may be listed.
Each item must be described, include the monthly amount, number of months to be collected and the
total amount to be paid.
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The aggregate escrow adjustment is not included on the Loan Estimate.
The lines and labels in this section may not be deleted, even if they are not used. If they are not needed
they should be left blank.
Other Costs Borrower May Pay
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Included in this section should be any items that are not required by the creditor or broker but that the
borrower is likely to pay and of which the creditor or broker is aware at the time of preparing the Loan
Estimate, such as:
 an owner's title insurance policy (disclosed as "Title – Owner's Title Insurance (optional)
 credit life insurance (include "optional")
 warranties (include "optional")
 real estate commissions
 homeowners association‐related ownership transfer charges
 the purchase of personal property from the seller
 a maximum of five other items
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Totals

The sum of the subtotals of sections E, F, G and H is shown in "Total Other Costs" and the sum of all
costs shown on the Loan Estimate is listed in "Total Closing Costs".
If there are any lender credits or rebates, such as on "no‐cost" loans, show the amount of the credit as a
negative number.
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COMPLETING THE CLOSING DISCLOSURE
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COMPLETING THE CLOSING DISCLOSURE

PART A: COMPLETING PAGE ONE

The Estimated Taxes, Insurance & Assessments Section
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Disclose the total monthly amount estimated for property taxes, homeowners insurance, HOA dues,
ground rent, leasehold payments and any insurance required by the lender.
The total of these amounts is disclosed whether or not an escrow account will be established. Indicate
"YES", "NO" or "SOME" to indicate if the items will be escrowed.
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Any "Other" items should be described. Multiple items should be described as "xxxxx and additional
costs".
The amount of estimated escrow payments may differ from the Loan Estimate in that the aggregate
escrow analysis has been performed.
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The Costs at Closing Section

The Costs at Closing Section shows totals that are itemized on Page Two and Three of the Closing
Disclosure and are brought forward in summary on Page One.
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Estimated Closing Costs

This is the borrower's Total Closing Costs brought forward from Page Two of the Closing Disclosure. It
also shows the total "Loan Costs", "Other Costs" and lender credits from Page Two.
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COMPLETING THE CLOSING DISCLOSURE

PART B: COMPLETING PAGE TWO AND THREE

Calculating Cash to Close
There are two variations of the "Calculating Cash to Close" section of Page 3 depending upon the type of
transaction, but each compares the charges shown on the most recent Loan Estimate with the actual
charges on the Closing Disclosure.
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A note must be made in the third column of the table if the amounts have changed (unless the change is
due to rounding). It must be shown more prominently than the figures in the table, and refer the
borrower to the sections of the Loan Estimate and Closing Disclosure where the change can be found.
We will now look at each item in this section.
Total Closing Costs (Item J, Purchase Table)
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This line compares the total closing costs from Item J on Page Two of the Loan Estimate to Item J on
Page Two of the Closing Disclosure. If closing costs are financed in the mortgage (such as a refinance),
they are shown as a negative number.
If an increase in charges exceeds the applicable tolerances, disclose a statement explaining that the
charges exceed legal limits and direct the borrower to the Lender Credit section at the bottom of Page
Two. The Lender Credit section should then show that the excess is being refunded.
Closing Costs Paid Before Closing
Because these costs are not shown on the Loan Estimate, the first column will always reflect zero. If
there is an amount that has been paid prior to closing this is shown in the "Final" column as a negative
number.
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