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We, at the Bellamy Law Firm, have been 
closely following information regarding the 
new Consumer Financial Protection Bureau 
(CFPB) regulations and the TILA-RESPA 
Integrated Disclosure rule (TRID). Thus far, 
most of the released information about TRID 
is an interpretation, as the rule has not yet 
taken effect.  However, given the magnitude 
of its implementation, we want to help our 
clients and realtors prepare for the upcoming 
changes. 

D-Day: October 3, 2015 
 
In less than four months, the real estate 
industry faces a substantial change in federal 
mortgage disclosure requirements. TRID’s 
original effective date was August 1, 2015, 
but CFPB director, Richard Cordray, 
announced on June 17, 2015, that the 
effective date was delayed until October 1, 
2015.  On July 21, 2015, the CFPB issued a 
news release confirming that October 3, 
2015, is the new effective date. 
 

What exactly is the new 
Rule? 
 
Pursuant to the Dodd-Frank Act, TRID 
integrates the mortgage disclosures under 
the Truth in Lending Act (TILA) and the Real 

Estate Settlement Procedures Act of 1974 
(RESPA).  TRID replaces the existing 
disclosures with a single, integrated 
disclosure scheme for mortgage loan 
transactions.  Two new forms must be 
provided to the “consumer” 
(purchaser/borrower) prior to 
“consummation” (the point at which the 
borrower becomes contractually obligated 
on the Note): a Loan Estimate and a Closing 
Disclosure. 
 

The Loan Estimate 
 
TRID requires the creditor to provide good 
faith estimates of loan costs (i.e., the “Loan 
Estimate”).  The creditor must deliver or 
place the Loan Estimate in the mail no later 
than three (3) business days after receiving 
the consumer’s application, and no later than 
seven (7) business days before 
consummation.  If the Loan Estimate is not 
provided to the consumer in person, the 
consumer is considered to have received the 
form three (3) business days after it is 
delivered or placed in the mail; this applies to 
e-mail as well.  With respect to the Loan 
Estimate, a “business day” is a day on which 
the creditor’s offices are open to the public 
for carrying substantially all of its business 
functions. 

 

Founded in 1962 
The Bellamy Law Firm is a full service firm 
headquartered in Myrtle Beach, South Carolina.  The 
firm has a strong reputation in the areas of complex 
litigation, corporate law, commercial and residential real 
estate, tax, wills, trusts, eminent domain, family law and 
criminal defense. 
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The consumer can only modify or waive the 
seven-day-waiting period if the mortgage 
loan is needed to meet a bona fide personal 
financial emergency; such an emergency can 
only be determined by the specific facts of 
the consumer’s situation. 

 
The Closing Disclosure 
 
The Closing Disclosure is a new final 
disclosure reflecting the actual terms of the 
transaction; it integrates the HUD-1 and final 
TILA disclosure.  The creditor is required to 
ensure that the consumer receives the 
Closing Disclosure no later than three (3) 
business days before consummation of the 
loan.  If the creditor has evidence that the 
consumer received the Closing Disclosure 
earlier than three (3) business days after it is 
mailed/delivered, the creditor may rely on 
that evidence and consider it to be received 
that day.  With respect to the Closing 
Disclosure, a “business day” is any calendar 
day except Sundays and legal public 
holidays. 
 
Creditors must issue a new Closing 
Disclosure before consummation (triggering 
a new three-business-day waiting period) if: 
(1) the disclosed annual percentage rate 
becomes inaccurate, (2) the loan product 

changes, or (3) a prepayment penalty is 
added. 
 
Creditors must issue a new Closing 
Disclosure (NOT triggering a new three-
business-day waiting period) for any other 
changes before consummation that do not 
fall under the three categories above. 
 

TRID in a Nutshell: two new forms 
(Loan Estimate and Closing Disclosure) 
and mandatory waiting periods prior to 
closing. 
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Submitting applications before 
and after October 3, 2015 
 
Loan applications submitted on or after 
October 3, 2015, will follow the new 
regulations.  Loan applications submitted 
prior to October 3, 2015, will use the existing 
TIL and RESPA disclosures, and closing 
attorneys will be required to use a 2010 HUD-
1 Settlement Statement. 
 

 

 

 

What transactions does TRID 
cover? 
 
TRID applies to closed-end consumer credit 
transactions secured by real property.  
Consumer credit means credit offered or 
extended primarily for personal, family or 
household purposes. 
 
 
 

  

Transactions that 
must use TRID 

disclosures 

Transactions that 
will use existing 
TIL and RESPA 

disclosures 

1. Purchase money 
mortgages 

2. Refinances 
3. Mortgages on 25 

acres or more 
4. Mortgages on 

vacant land 
5. Mortgages for 

construction 
purposes only 

6. Mortgages on 
timeshares 

7. Mobile homes 
affixed to real 
property 

1. Reverse 
mortgages 

2. Home equity lines 
of credit 

3. Loans on chattel-
dwelling/mobile 
homes only 

4. Loans by creditors 
who originate less 
than five loans in a 
calendar  year 

5. Rental property 

Does TRID Apply to My Transaction? 
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Who Does 
What? 
 

Who is responsible for the 
Closing Disclosure? 
 
Thus far, the following lenders have 
announced that they will be responsible for 
completing and delivering borrowers’ Closing 
Disclosures once TRID becomes effective: 
 

1. SunTrust 
2. BB&T 
3. Bank of America 
4. Chase 
5. Citi 
6. Wells Fargo 
7. Freedom Mortgage 

 
Note: Bank of America has confirmed that 
Buyer and Seller must have separate Closing 
Disclosures—they will not sign the same 
form nor see the contents of the other 
party’s Closing Disclosure. 
 

Closing Attorneys 
 
Closing Attorneys will: 

1. Prepare the Seller side Closing 
Disclosure 

2. Gather all HOA and tax info for the 
bank to prorate 

3. Gather other fees, such as 
seller/purchaser attorney fees, 
broker’s commissions, seller 
credits, external mortgage payoff 
information, recording fees, title 
fees, ets. 

 
This information must be provided to the 
bank ten (10) to fourteen (14) days prior to 
closing—depending on the specific 
requirements of the lender. 
 
 
 
 
 

Other 
Important Stuff 
 

Closing Insight 
 
To conform to TRID’s consumer protections, 
some lenders will only exchange documents, 
data and information with attorneys via 
Closing Insight, a secure, neutral platform. 
 
Thus far, the only lenders who have stated 
they will use Closing Insight are Wells Fargo, 
Bank of America and PNC Bank. 
 
Chase Bank has stated that it will continue to 
use encrypted secure email rather than 
Closing Insight. 

 

Title Charges 
 
CFPB is now requiring that the full title 
premium, not the discounted simultaneous 
issue premium, must be disclosed for the 
loan policy on the Closing Disclosure. 
 
Title companies will have to provide 
additional disclosure forms to consumers at 
closing to show the actual title insurance 
costs. 
 

Bellamy Law Firm Seminar 
 
We will be providing a seminar on the new 
regulations and rules for realtors soon.  
Please stay tuned for details. 
 

This Newsletter is Merely a 
Summary 
 
NOTE: This newsletter is not exhaustive 
and is merely a summary of the new TRID 
rule—the official rule and interpretations can 
be found at: 
 
http://www.consumerfinance.gov/regulations/inte
grated-mortgage-disclosures-under-the-real-
estate-settlement-procedures-act-regulation-x-
and-the-truth-in-lending-act-regulation-z/ 

 

 

OCTOBER 3, 2015 
Barring any further delays, the new regulations will take 
effect October 3, 2015. 

 

SEMINAR 
The Bellamy Law Firm will be scheduling TRID seminars 
for realtors at an upcoming date. 

 

Stay Tuned! 
We will further update you on any new information that 
comes out regarding the new regulations. 

http://www.consumerfinance.gov/regulations/integrated-mortgage-disclosures-under-the-real-estate-settlement-procedures-act-regulation-x-and-the-truth-in-lending-act-regulation-z/
http://www.consumerfinance.gov/regulations/integrated-mortgage-disclosures-under-the-real-estate-settlement-procedures-act-regulation-x-and-the-truth-in-lending-act-regulation-z/
http://www.consumerfinance.gov/regulations/integrated-mortgage-disclosures-under-the-real-estate-settlement-procedures-act-regulation-x-and-the-truth-in-lending-act-regulation-z/
http://www.consumerfinance.gov/regulations/integrated-mortgage-disclosures-under-the-real-estate-settlement-procedures-act-regulation-x-and-the-truth-in-lending-act-regulation-z/
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If you have any questions, please contact our real estate attorneys. 

 

     

 

 

 

     

 

We are here to help! 

Martin C. Dawsey 
(843) 916-7173 

MDawsey@bellamylaw.com 

Winfield Johnson, III 
(843) 916-7176 

WJohnson@bellamylaw.com 

M. Edwin Hinds, Jr. 
(843) 916-7175 

EHindsJr@bellamylaw.com 

Bradley D. King 
(843) 916-7170 

BKing@bellamylaw.com 

Ashley P. Morrison 
(843) 282-5336 

AMorrison@bellamylaw.com 

Kara J. Keith 
(843) 916-7161 

KKeith@bellamylaw.com 


