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. INTRODUCTION
A. Background
1. RESPA

« Anti-kickback — Eliminate abusive practices that
drive up cost of product to consumers

« Consumer disclosure — Give buyers and sellers
full disclosure of costs of transaction

2. TILA

 |[Informed use of credit — Disclosure of credit terms

« Cost of credit calculations — Annual percentage
rate and finance charge

« Projected payment schedule — Allow consumers to
compare pricing among competitors
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. INTRODUCTION

A. Background (cont’d)

3. Similar timing of disclosure

 Both require disclosure three days after
application

 Both require final disclosure shortly before
consummation

4. But that’s where similarities end
« Forms contain overlapping information
* Inconsistent language
« Burdensome for lenders to provide

o Difficult for consumers to understand
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. INTRODUCTION

B. Ancient History
1. Competing responsibilities
= HUD in charge of RESPA
* FRB in charge of TILA

2. 1996 Congress required integrated disclosures
= 1998 HUD/FRB met, filed joint report to Congress
= But could not agree on integration plan
= Neither agency willing to cede authority

3. One upmanship

= 2009 FRB issues closed-end proposal with significant TILA
disclosures

= 2010 HUD implements brand new GFE and HUD-1
4. Public pleads for coordinated forms




K&L| GATES

. INTRODUCTION

C. Modern History

1. Congress said, “We’ll take it from here.”

= Section 1032(f) of Dodd-Frank Act requires CFPB to propose a
regulation that combines RESPA-TILA disclosures within one
year of transfer

2. Know Before You Owe
= CFPB undertakes 18-month effort to get it right

3. Consumer testing and focus groups
= |nteractive comment process
= Numerous sample forms analyzed
= Public outreach

4. CFPB convenes Small Business Panel

5. July 9, 2012 Proposed Rule
= 1,099 pages long
= Multiple LE and CD prototypes
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Il. FINAL REGULATION ISSUED 11-20-13

A. Goals of New Rule

1. Easier-to-use mortgage disclosure forms
2. Improve consumer understanding

3. Aid comparison shopping

4. Prevent surprises at closing table
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Il. FINAL REGULATION ISSUED 11-20-13

B. Two New Forms

1. The Loan Estimate

= Provided to consumers within three business days after
submission of loan application

= Replaces early TIL statement and GFE

=  Provides summary of key loan terms and estimates of loan
and closing costs

= |deato promote comparison shopping

2. The Closing Disclosure

= Received by consumers three business days before
consummation

= Replaces final TIL statement and HUD-1 Settlement Statement

= Provides detailed accounting of transactions

C. Effective Date — August 1, 2015
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Ill. FINAL REGULATIONS OVERVIEW

B. Coverage

1. Applies to most closed-end consumer
mortgage loans

2. Does not apply to:
« Home equity lines of credit
* Reverse mortgages

 Mortgages secured by mobile homes or by
dwellings not attached to property

« Creditor that makes five or fewer mortgage
loans in one year
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V. TOP TAKEAWAYS IN FINAL RULE

Definition of “Business Day”

« Not one, but two definitions

 When providing Loan Estimate to consumer within three
business days of application
* Defined as day on which the creditor’s offices are
open to the public to carry on substantially all
functions

« Waiting period for Loan Estimate and consumer receipt of
Closing Disclosure
« Defined as all calendar days except Sunday and
certain federal holidays
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V. TOP TAKEAWAYS IN FINAL RULE

Variations...the New Tolerances

. Concept of “tolerances” nowhere to be found in RESPA
(though TILA adopts tolerances to facilitate compliance)

. Current Reg X creates three “Tolerance Buckets”
« 1024.7(e)(1) Zero Tolerance
« 1024.7(e)(2) 10% Tolerance
« 1024.7(e)(3) No Tolerance

. Final Rule avoids the “T” word

« “Good Faith Estimate” is essentially defined as the
disclosure of the actual amount charged to a
consumer at closing
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V. TOP TAKEAWAYS IN FINAL RULE

Variations...the New Tolerances (contd)
Tolerances now called “Variations”

* No variations (Zero Bucket) expanded to include:

- Affiliate charges
- Fees paid to unaffiliated SSP that consumer cannot shop for

« Limited increases (10% Bucket)
- Charge paid to unaffiliated SSP selected from creditor’s SSPL

« Variations permitted (No Tolerance Bucket)

- SSP shopped for by consumer

- Prepaid interest
- Property insurance premiums
- Escrow amounts, impound reserves
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V. TOP TAKEAWAYS IN FINAL RULE

Variations...the New Tolerances (cont’d)

* No Tolerance does not mean No Tolerance
 Creditor still on the hook under No Tolerance Bucket

« “Best information reasonably available to the
Creditor”

 Don’t get off scot-free if you intentionally lowball
prepaid interest, escrow amounts, etc.

« Changed circumstances still exist to permit revisions
to Loan Estimate fees
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V. TOP TAKEAWAYS IN FINAL RULE

Timing of Disclosures

Loan Estimate:

“Application” trigger
Three business days after Application
Seven business days prior to consummation

Waliver of waiting period permitted in bona fide financial
emergencies

* Written statement by consumer
* No printed forms
Re-disclose within three business days of change
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V. TOP TAKEAWAYS IN FINAL RULE

Timing of Disclosures (cont’d)

Closing Disclosure:

« Consumer must receive three business days
before consummation

« Unless
 Bona fide personal financial emergency

« Written statement by consumer
* Printed forms prohibited

« Seller must receive no later than day of
consummation
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V. TOP TAKEAWAYS IN FINAL RULE

Timing of Disclosures (cont’d)
Closing Disclosure:

« If Closing Disclosure becomes inaccurate before closing,
provide corrected disclosure at or before consummation

« Still must be able to inspect one business day prior to
consummation

« Limited changes require a new three-business-day waiting
period:

« Changes above APR tolerance

« Change to loan product

« Addition of prepayment penalty
 This is a change from proposed rule

« Changes in dollar amounts $100 or greater would have required
a new waiting period.
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V. TOP TAKEAWAYS IN FINAL RULE

Timing of Disclosures (cont’d)

Closing Disclosure:

 Changes post-closing require revised Closing
Disclosure:

 Event related to settlement 30 days after closing
and to an amount paid by consumer and/or seller =
re-disclose 30 days after learning event occurred

« Non-numeric clerical errors =re-disclose 60 days
after consummation

« Variation (tolerance) violation occurs =refund and
re-disclose 60 days after consummation
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V. TOP TAKEAWAYS IN FINAL RULE

Who Provides Closing Disclosure?

. Either Creditor or Settlement Agent may provide

Closing Disclosure to borrower
Creditor still on the hook

Settlement Agent must meet all Section 1026.19(f)
requirements

« Settlement Agent still must prepare and
provide Closing Disclosure to seller

Must provide copy of seller Closing Disclosure to
creditor
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V. TOP TAKEAWAYS IN FINAL RULE

ltemization of Fees and Charges

« Change in philosophy

« HUD’s 2010 GFE and HUD-1 big on bundled services and
charges on theory that consumers care about final figures

« CFPB unbundles the services and separately itemizes
each charge — so consumer knows exactly what they are

paying
« Fees and charges listed alphabetically

« All title insurance charges (including closing fee) must
be designated by “Title — [description of fee]”
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V. TOP TAKEAWAYS IN FINAL RULE

Penalties and Liability

. Penalties for GFE/HUD-1 Violations under RESPA = None

 Penalties for Disclosure Violations under TILA =
« $4,000 per violation
« Actual damages and attorneys’ fees

« Do TILA penalties apply to any violation related to
combined mortgage disclosures?

« UDAP concerns = creditor must use information
reasonably available to make fee disclosures
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QUESTIONS?

www.klgates.com
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DISCLOSURE FORMS

www.klgates.com
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LOAN ESTIMATE FORM
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V. LOAN ESTIMATE FORM

A. First page

« Loan terms —loan amount, interest rate,
monthly P&l, prepayment penalty,
balloon payment

* Projected payments

« Escrow information

« Total estimated costs
* Closing Costs
e Cash to Close
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4321 Random Boulevard - Somedity, 5T 12340 Save this Loan Estimate to compare with your Clesing Disclosure.
Loan Estimate LOANTERM 30 years
PURPOSE  Purchase

DATE ISSUED  2/15/2013 PRODUCT  Fixed Rate
APPLICANTS  Michael Jones and Mary Stone LOANTYPE @ Conventional OFHA OVA O

123 Anywhere Street LOANID® 123456789 .

Anytown, ST 12345 RATELOCK CINO M YES, until 4/16/2013 at 5:00 p.m. EDT FIXEd -Rate
PROPERTY 456 Somewhers Avenue Before closing, your interest rate, points, and fender credits con

Anytown, 5T 12345 change unless you lock the interest rate. All other estimated Pu rC h ase
SALE PRICE S180,000 dosing costs expire on 3/472013 af 500 pm. EDT

pan Te Can this amount increase after closing?

Loan Amount $'| 52,000 NO
Monthly Principal & Interest $761.78 NO
SeeProjected| bedow for
Does the loan have these features?
Prepayment Penalty YES - Ashigh as $3,240 if you pay off the loan during the
first 2 years
Balloon Payment NO
Prolected Pa
Payment Calculation Years 1-7 Years 8-30
Principal & Interest 5761.78 5761.78
Mortgage Insurance + az + —_
Estimated Escrow + 206 + 206
Amount can inease over time
Estimated Total
Monthly Payment 51,050 5068
This estimate includes In escrow?
I E]Propaly'law YES
E’ﬂm . Insurance 5206 bl Homeowner’s Insurance YES
Amount can incraase over time amaonth Oother:
See Section G on page 2 for escrowed property costs. Youmust pay for other
property costs separatefy.
Estimated Closing Costs 58,054 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 Calcuiating Cash to Close on page 2 for details

Visit www.consumerfinance.gov/mortgage-estimate for general information and tooks.
LOAM ESTIMATE PAGE T OF3 « LOAN D # 173456789



K& L | G/ \-‘ 4321 Random Boulevard . Somecity, 5T 12340 Save this Loan Estimate to compare with your Closing Disclosure.

Loan Estimate LOAN TERM 30 years
PURPDSE  Purchase
DATE ISSUED  2/15/2013 PRODUCT 5 Year Interest Only, 5/3 Adjustable Rate
APPLICANTS  Michael Jones and Mary Stone LOAN TYPE W Conventional OFHA OVA O
123 Anywhere Street LOAMID® 123456789
Anytown, ST 12345 RATELOCK COMNO m YES, until 4/16/2013 at 500 pum. EDT 5/3 ARM
PROPERTY 456 Somewhere Avenue Befove dosing, your interest rate, points, and lender credits cn
Anytown, 5T 12345 change unless you lock the interest rate. AN cther estimated
SALE PRICE §240,000 closing oosts expire on 3/4/2013 ot 5:00 pm. EOT Interest—
oan Te Can this amount increase after closing? Only
Loan Amount $211,000 NO Purchase
Interest Rate 4% YES - Adjusts every 3 years starting in year &
» Can go as high as 12% in year 15
+ See AlR Table on page 2 for details
Monthly Principal & Interest | $703.33 YES - Adjusts every 3 years starting in year 6
SezPri o « Can go as high as 52,068 in year 15
E [-W mwhﬂh your + Includes only interest and neo principal until year &
iy Payment + See AP Table on page 2 for details
Does the loan have these features?
Prepayment Penalty NO
Balloon Payment NO
Prolected Pa
Payment Calculation Years 1-5 Years 6-8 Years 9-11 Years 12-30
Principal & Interest 570333 21,028 min 21,028 min §1,DJ‘B min
Interest 1,359 max 1,604 max 2068 max
Mortgage Insurance + 109 + 109 + 109 + —
Estimated Escrow + 0 + 0 + 0 + 0
Amount can inoegse over time
e bl $812 $1,137-$1,468 | $1,137-$1,713 | $1,028-$2,068
This estimate includes In escrow?
IT E]Propal}r'lam NO
Eﬂﬂmm - nsurance 5533 [l Homeowner's Insurance NO
Amount can increase over time amonth Oother:
See Section G on page 2 for escrowed property costs. You must pay for other
[property costs separaredy.
Costs at Closing
Estimated Closing Costs $8,701 Includes $5,851 in Loan Costs + $2,940 in Other Costs - §0
in Lender Credits. See page 2 for details.
Estimated Cash to Close $27,791  Includes Closing Costs. See Calculating Cash to Close on page 2 far details.

Visit www.consumerfinance.gov/mortgage-estimate for general information and toolks.
LOAN ESTIMATE PAGE10F3 « LOAN ID & 173456789
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V. LOAN ESTIMATE FORM

B. Second page

« Estimated settlement fees

« Cash to close, including credits, escrow,
and down payment

« Adjustable payment and interest rate
tables
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A. Origination Charges 51,802
25 % of Loan Amount (Points) 405
Application Fee 5300
Underwriting Fee $1,097
B. Services You Cannot Shop For §672
Appraisal Fee 5405
Cradit Report Fee 530
Flood Determination Fee 520
Flood Monitoring Fee 532
Tax Monitoring Fes 575
Tax Stztus Research Fee 2110
C. Services You Can Shop For 53,198
PPest Inspection Fee 5135
Survey Fea 565
Title - Insurance Bindar 700
Title - Lender’s Title Palicy 4535
Title - Settlement Agent Fee 502
Title - Title Seanch §1,261
. TOTAL LOAM COSTS(A+B+0C) $5,672
LOAN ESTIMATE

E. Tanes and Other Government Fees L85
Recording Fees and Other Taxes <as
Transfer Taxes

F. Prepalds $86T
Homeowner's Insurance Premium ( & months) 5605
Mortgage Insurance Premium [ months)

Prepaid Interest { $17.44 pel'd.a'ylnr 15 d.ay's&i.ﬂ]'s%] $262
Property Taxes (  meonths)

. Initial Escrow Payment at Closing 5413
Homeowner's Insurance  $100.E3 per month for 2 mo. 5202
Maortgage Insurance permonth for  mou
Property Taxes $105.30 permonth for 2 mo. 5211
H. Other 1,017
Title — Owner's Titke Policy (optional) 1,07
I. TOTAL OTHER COSTS (E+F + G + H) 52,382
J. TOTAL CLOSING CO5TS 48,054
D+l 58,054
Lender Credits

Calculating Cash to Close

Total Closing Costs () 58054
Closing Costs Financed (Paid from your Loan Amourt) 50
Drown Payment/Funds from Bommower 518,000
Deposit - 510,000
Funds for Bormower 50
Seller Credits 50
Adjustments and Other Credits 50
Estimated Cash to Close $16,054

PAGE20OF 3 - LOAM ID # 123456785

Fixed-Rate
Purchase
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Closing Cost Details

A. Origination Charges $3,110 E. Taxes and Other Government Fees §152
1 % of Loan Amount (Points) 52110 Recording Fees and Orther Taxes 5152
Application Fee S500 Transfer Tanes
Processing Fes i)
5 F. Prepalds 51,352
Homeowner's Insurance Premiumi [ 12 months) 51,000
Mortgage Insurance Premium (| months)
Prepaid Interest | 523.44 per day for 15 days & 4.009%) 5352
Property Taxes (  months)
G. Initial Escrow Payment at Closing
Homeowner's Insurance per month for  mo.
Mortgage Insurance per month for  mo.
B. Services You Cannot Shop For 5820 Property Taxes permonthfor  ma.
Appraisal Fee 4305
Credit Report Fee 30
Flood Determination Fee 435
Lender's Atiorney Fee 2400
Tam Status Research Fee 450
H. Other 51,436
Title - Owner’s Titla Policy (optional) 51,436
I. TOTAL OTHER COSTS(E+F+G+H) $2,940
C. Services You Can Shop For §1,921
Pest Inspection Fee 125 J. TOTAL CLOSING COSTS 58,791
Survey Fee $150 D+l $8,791
Title - Courier Fee 32 Lender Credits
Title - Lender's Title Policy S665
Prﬁ*'mﬂgemm 5325 Calculating Cash to Close
&~ Title searc 2% el Closing Costs U1} 58,791
Closing Costs Financed (Paid from your Loan Amount) 50
Diowm Payment/Funds from Borrower 529,000
Deposit - 510,000
Funds for Bomower 40
Seller Credits 40
Adjustments and Other Credits S0
D. TOTAL LOAN COSTS (A + B +C) $5,851 Estimated Cash to Close 527,791
Adjustable Payment (AP) Table Adjustable Interest Rate [AIR) Table
Interest Only Payments? VES for your first 60 payments Index + Margin MTA + 4%
Pa 3 Initial Interest Rate 4%
Optional Pay HO
/Maximum Interest Rate 3.25%12%
Payments? RO
Step Change Frequency
Seasonal Payments? KO First Change Beginning of 615t month

Monthly Prindpal and Interest Payments

Subsequent Changes Every 36th month after first change

First Change/Amaount 51,028 - £1,359 at 61t payment

Limits on lnt: Rate Ch

Subsequent Changes Every three years

First Change %

Maximum Payment 52068 starting at 165th payment

Subsequent Changes %

LOAN ESTIMATE

PAGE 20F 3 - LOAN ID £ 123456789

5/3 ARM
Interest-only
Purchase
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V. LOAN ESTIMATE FORM
C. Third page

« Comparisons, including APR and total
amount of interest

* Other disclosures — appraisal, assumption,
servicing transfer

« Borrower acknowledgement and signature
(not required)
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LEMDER Ficus Bank MORTGAGE BROKER
NMLS/__LICENSE ID MMLS/__LICENSE ID
: LOAN OFFICER Joa Smith LOAN OFFICER ,

NMLS/__LICENSEID 12345 HMLS/__LICENSE IDv

EMAIL joesmith@hicusbank com EMARL

PHONE 123-456-T890 FPHONE .

Fixed-Rate
Purchase
ompariso Use these measures to compare this loan with other loans.

556,582 Toml you will have paid in principal, interest, mortgage insurance, and loan costs.

In 5 Years 515,773 Principal you will have paid off

Annual Percentage Rate (APR) | 4.274% Your costs over the loan term expressed as a rate. This & not your interest rate.

Total Interest Percentage (TIP) 69.45% The total amount of interest that you will pay over the boan term as a
percentage of your loan amount.

Other Conslderations

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

Assumption Eyuu sell or transfer this property to another person, we
will allow, under certain conditions, this person to assume this loan on the original terms.
[ 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 15 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 finandial situation, the property value, and

market conditions. You may not be able to refinance this loan.
Servicing We intend

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

Confirm Recelpt

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 farm.
Applicant Signature Diate Co-Applicant Signature Diate
LOAMN ESTIMATE PAGE 3 OF 3 - LOAN ID #1 23456789



K& L | G ATI Additional Information About This Loan

LEMDER Ficus Bank MORTGAGE BROKER
NMLS/__LICENSE ID HMLS/__LICENSE ID
' LOAN OFFICER Joe Smith LOAN OFFICER |
NMLS/__LICENSEID 12345 NMLS/__LICENSE ID
EMAIL joesmith@ficusbank.com EMAIL

PHONE 123-456-7690 FHONE 5/3 ARM
Interest-

omparlso Use these measures to compare this loan with other loans. O n Iy
In 5 Years 554,044 Total you will have paid in principal, interest, mortgage insurance, and loan costs. Pu rc h ase
S0 Principal you will have paid off

Annual Percentage Rate (APR) | 4.617% Your costs over the loan term expressed as a rate. This i not your interest rate.

TotalInterest Percentage MP) | 81.18%  The total amount of interest that you will pay over the loan term as a
percentage of your loan amount.

Other Conslderations

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 E:l‘::ldue-s not close.
‘fou can pay for an additional appraisal for your own use at your own cost.

Assumption Eruu sell or transfer this property to another person, we
will allow, under certain conditions, this person to assume this loan on the original terms.
[ 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 cbtain from a
Insurance company of your choice that we find acceptable.
Late Payment If your payment is more than 15 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

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

Confirm Recelpt

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

received this form.
Applicant Signature Diate Co-Applicant Signature Diate
LOAMN ESTIMATE PAGE 3 OF 3 - LOAN ID #1 23456789
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VI. CLOSING DISCLOSURE FORM

A. First page

« Same as first page of Loan Estimate

« Loan terms —loan amount, interest rate,
monthly P&I, prepayment penalty,
balloon payment

* Projected payments

« Escrow information

 Total estimated costs
» Closing Costs
e Cash to Close



This form is a statement of final loan terms and closing costs. Compare this

K& L | G A T Closing Disclosure document with your Loan Estimate.
Closing Information Transaction Information Loan Information
Data Issuad 415/2013 Borrowar  Michael Jones and Mary Stone Loan Term 30 years
Clasing Data a/15/2013 123 Anywhere Stret Purposa  Purchase
Disbursamant Data  4/15/2013 WHIEI'IZM Product Foeed Rate
Sottlemant Agant  Epsilon Title Co. Sallar Steve Cole and Amy Doe
Fila & 12-3456 321 Somewhera Drive Loan Typa [ Conventional CIFHA H
Proparty 456 Somewhere Ave Anytown, 5T 12345 Ove O leed_Rate
ﬁ.l'l'rtcl\‘l'l'sr 12345 Lamdar Ficus Bank Loan ID:# 133456789
SaloPrica S1B0,000 MIC# DD0ES4321 Purchase
oan Te Can this amount increase after cdlosing?
Loan Amoumnt $162,000 NO
Interest Rate 3.875% NO
Monthly Principal & Interest $761.78 NO
Does the loan have these features?
Prepayment Penalty YES - Ashighas $3,240if you pay off the loan during the
first 2 years
Balloon Payment NO
Projected Pa
Payment Calculation Years 1-7 Years 8-30
Principal & Interest $761.78 $761.78
Mortgage Insurance + 8235 + —
Estimated Escrow + 206.13 + 20613
Amount con increase over time
i -Lall $1,05026 $967.91
This estimate includes In escrow?
Estimated Taxes, Insurance [&] Property Taxes YES
& : i §356.13 [Kl Homeowner's Insurance YES
Amount cn increase over time amonth [l Other: Homeowner's Association Dues NO
See page < for details See Escrow Account on page 4 for details. You must pay for ather property
«costs separately.
O d 0 d
Closing Costs §9.712.10  incdudes 54,694.05 in Loan Costs + §5,018.05 in Other Costs - $0
in Lender Cradits. See page 2 for details.
Cash to Clase 51414726  includes Closing Costs. See Calculating Cash o Close on page 3 for details.

CLOSING DISCLOSURE

PAGE 1 OF 5 - LOWN |0 # 123456789



K& L | GAT E S CIOSIng DISCIOEUFE This form is a statement of final loan terms and closing costs. Compare this

document with your Loan Estimate.

Closing Information Transaction Information Lean Information
Data Issuad 415/2013 Borrowar  Michael Jones and Mary Stone Loan Term 30 years
Clasing Data 415/2013 123 Anywhere Street Purposa Refinance
Disbursamant Data ~ 4/15/2013 Anytown, 5T 12345 Product Fixad Rate
Settlamant Agant Leta Tithe Lamdar Ficus Bank .
Fila # 12-3456 LoanTypa [ Conventional CIFHA F|Xed_Rate
Proparty 123 Anywhere Street Oova O
mmm!ﬂ' 12345 Loan ID# 133456789 M
Appraisad Prop. Valua  $180,000 MICE DO9ET4513 Refl nan Ce
oan Te Can this amount increase after closing?
Loan Amount $|5(}'ﬂm NO
Interest Rate 4.25% NO
Monthly Principal & Interest £737.01 NO
Esﬁmatadﬁxafwnﬂpnen{wr
Does the loan have these features?
Prepayment Penalty NO
Balleon Payment NO
Projected Pa
Payment Calculation Years 1-4 Years 5-30
Principal & Interest §737.91 §737.91
Mortgage Insurance + 8235 + —
Estimated Escrow + 206.13 + 20613
Amount can increase over fime
Rrantbly Payeant §1,02639 594404
This estimate includes In escrow?
Estimated Taxes, Insurance [K] Property Taxes YES
Ew . 5§356.13 [l Homeowner's Insurance YES
Ammhlnnmn'moverbme amonth [l Other: HOA Dues NO
See detoils on page 4 See page + for escrowed property costs. You must pay for other property
costs separately.
0 d 0 ad
Closing Costs §5,757.57  Incdudes 5349550 in Loan Costs + $2,762.07 in Other Costs — $500
in Lender Credits. See page 2 for details
Cash to Close §2967743  Includes Closing Costs. See Calculating Cash to Close on page 3 for details
OFrom [ETo Bormower
CLOSING DISCLOSURE PAGE 1 OF 5 - LOWN ID # 123456789
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VI. CLOSING DISCLOSURE FORM

B. Second page

* Closing cost detalils

« All Loan Costs and Other Costs paid
by borrower, seller, and other parties

« Similar to current page 2 of HUD-1
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Closing Cost Details

AeCoing _Bokes g | e lsng ke g
A. Origination Charges 51.802.00
1 035 % of Loan Amount (Paints) 5405.00
2 Application Fee 5300.00
2 Underwriting Fez $1,057.00
E
B. Sarvices Borrowar Did Not Shop For §736.55
| Appraizal Fes to John Smith Appraisens Inc $405.00
7 Credit Report Fes o Infomation Inc. SI9.ED
2 Hood Determination Fee o InfoCa 52000
% Food Menitoring Fee to InfoCa SNT5
5 Tax Monitoring Fez to InfoCa 575.00
£ Tax Status Research Fez to InfoCa $E0.00
. Sarvices Borrower Did Shop For 5265550
1 Pesst Irspertion Fes to PestsCo $13050
2 Survey Fee to SurveysCo. $E5.00
2 Title - Insurance Binder to Epsilon Tile Co. $650.00
% Title - Lender’sTitke Insurance 1o Epsilon Title (o 550000
5 Title - Settlement Agent Fez to Epsilon Tile Co 550000
£ Title - Title Search to Epsilon Tile Co $BOO.00
D. TOTAL LOAN COSTS (Borrowar-Paid] S4,684.05
Loan Costs Subtotals (A +8+ 0 $4.66425 | §20.80 |
E. Taxas and Othor Gowernmant Fess
| Recording Fees Deed: 54000 Mortgage: $45.00 $E5.00
2 Transfer Tax o Ay State 995D.W|
F. Prapaids $1120.80
| Homeowner's Insurance Premium (12 ma.) 1o Insursnce Co. $1,209.06
7 Morigage Irsurance Premisum |
2 Prepaid Interest (51744 per day from 41513 1 5/1/13) samend
i Property Taxes { 6 mo.) to Any County UISA $631.80
G. Imitial Escrow Paymant at Oosing 5412.35
| Homeowners Insurance $100.E3  per month for 2 ma. 5200 .66
Mortgage Insurance monthfor  mo.
3 Fmpﬂ'lar'l'ams 510630 per month for 2 mo. S210E0
E
Aggregate Ar -0l
H. Othar 5$1400.00
| HOW Capital Contribution to HOW Acre Inc. 550000
2 HOWR Processing Fes to HOM Acre Inc. $150.00
3 Home Inspection Fee o Engineers Inc. ST50.00 ST50U00
i Home Warranty Fee to XYZ Warranty lnc. 5450.00
5 Real Estate Commission to Alpha Real Estate Broker 55,700.00
© Real Estate Commiission to Omega Real Estate Broker 55,700.00
! Tithe - Owner's Titke Insurance (optional)  to Epsilon Tele Co $1,000.00
1. TOTAL OTHER COSTS [Borrower-Paid) S5,018.05
Other Costs Subtotals (E+ F + G+ H $5,00B.05 | |
). TOTAL CLOSING COSTS {Borrowar-Paid) SS.TI20
1 750,00 0500

(Closing Costs Subtotals [0 + 1)
Credits

Lender

CLOSING DISCLOSURE
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Closing Cost Details

Borrawer-Paid Paid by
e -
A. Origination Chargas $1,950.00
1 .5 % ofLoan Amount [Points) 575000
7 Rpplication Fes 475000
Origination Fee 5450000
4 Underwriting Fee S500.00
B. Sarvicss Borrowsr Did Mot Shop For S610.00
| Appraizal Fee to John Smith Appraisers Inc $405.00
2 Credit Report Fee to Information inc. $30.00
Flood Determination Fee to Info o $20.00
% Fiood Monitoring Fes o Info Co $45.00
5 Tax Monitoring Fes o Info Co $65.00
& Tax Status Research Fee o Info Co 545.00
. Servicss Borrowsr Did Shop For 5935.50
| Pest Inspection Fes to PestsCou $B5.00
2 Tithe - Insurance Binder o Epsilon Title Co 550.00
Title - Lender's Title Palicy o Epsilon Title Co. $250.50
4 Title - Settl=ment Agent Fee 1o Epsilon Title Co $350.00
5 Tithe - Title Search o Epsilon Title Co 520000
0. TOTAL LOAN COSTS {Borrowar-Paid] $34595.50
Loan Costs Subtotals (A +B+0) Slﬂﬁ)ﬁﬂl $435.00
Other Costs
[E. Taxas and Othar Governmant Fess 60,00
| Recording Fees Deed: Mortgage: $60.00 SE0.00
F-Prapaids [FRFLAF]
| Homeowner's Insurance Premium (12 ma) to insurance Co. §1,200.56
7 Mortgage Insurance Premium{  mo)
Prepaid Interest (51771 per day from 47152013 to 3102013} 518336
i Property Taxes { & mo.) ko Any County USA 5631 80
. Initial Ezcrow Payment at Oosing 4576.95
1 Homeowners Irsurance $100E3  per month for 2 ma. 5201 66
2 Morgage Insurance $B135 per manth for 2 ma. S164.70
Property Tawes 510630 per maonth for 2 ma. 521060
A A - 5001
H. Othar
1. TOTAL OTHER COSTS (Borrowar-Paid) $1,7EL07
Other Costs Subtotals (E+ F+ G+ H) 52.?5\10?'
J. TOTAL CLOSING COSTS {Borrower-Paid) $ETET.ET
Closing Casts Subtotals [0+ 1) 55 A3757 | 543500
Lender Credits — $500.00 |
CLOSING DISCLOSURE PAGE 2 OF 5« LOAN ID # 123456789
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VI. CLOSING DISCLOSURE FORM
C. Third page

e Calculating Cash to Close table
« Similar to table on page 2 of Loan
Estimate
* Requires comparison to information
on Loan Estimate

 Summaries of Borrower and Seller

transactions
« Similar to current page 1 of HUD-1



K& L < ; A T E Calculating Cash to Close Use this table to see what has ch d from your Loan E:
Loam Estimata I Fimal Did this changa?

Total Cosing Casts (1) I 5&1}54.]:1' SS71210 | YES . 5==Total Loan Costs (D and Total Othar Costs (I}
Closing Costs Paid Before Closing | 50| - 42980 | YES  -You paid these Closing Costs bafars dosing
Closing Costs Financed
{Paid fram your Loan Amount] 50 50| NO
Down Payment/Furds from Bomrower I $1&nw.m| S1E000.00 | NO
Depasit | -s1000000| -$10.00000 | NO 1 d_
Funds for Barrower | 50| 50| NO lee Rate
Seler Credits | $0|  -5250000 | YES - SeeSeller Craditsin Saction L h
Adjustrments and Other Credits 50 -£10350d | YES  »See details in Sactions Kand L Pu rC ase
Cash to Clesa £16,054.00 514,147 36
Use this table to see a summary of your transaction.
EBORAROWER'S TRANSALTION SELLER'STRANSACTION
K. Dua from Borrowar at Closing 5189,762.30 M. Dus to Saller at Closing 5180,080.00
1 Sale Price of Propesty S1B0,000.00 Sale Price of Property 5180,000.00
1 Sale Price of Amy Personal Property Included in Sale 2 Sale Price of Ary Personal Property Included in Sale
Cosing Costs Paid at Cosing (1) $5,68230
Adjustmants
Adjustmants for ltems Paid by Sallar in Advancs Adjustmants for ltams Paid by Saller in Advancs
City/Teramn Tawes L | CityToran Taues to
Counity Tanes o 10 County Tanes o
Aszegzments o 17 Assezsments ]
HOA Dues AM513 o 43013 SEO.0O 12 HOADues 41513 w 43073 SB0.00
L. Paid Alrsady by or on Behalf of Borrowss at Closing 5175,615.04 M. Dus from Sallar at Closing 5115,665.04
| Deposit S10,000.00 Excess Deposit
2 Loan Amount S162,000.00 = Closing Costs Paid at Closing (1) £12,B00.00
[Exizting Loan({s) Assumed or Taken Subject to Existing Loan{s) Azsumed or Taken Subject to
. ! Payoff of First Martgage Loan $100,000.00
Seller Credit $2,500.00 Payoff of Second Martgage Loan
Dither Cradits b
Aebate from Epsilon Title Co. S750.00
] Seller Credit 52,500.00
Adjustmants ]
Adjustmants for tams Unpaid by Seller Adjustmants for Itams Unpaid by Sellar
1 Ciry/Torn Tawes: 171713 1o 4714173 536504 14 City/Town Taees 171713 o 47413 £365.04
County Tanes o 1 County Tawes o
Asseszments o 16 Assessments to
CALCULATION CALCULATION
Total Due from Bormower at Clasing (K] £189,762.30 Total Due to Seller at Cosing (W) $150,080.00
Total Paid Already by or on Bebaf of Bormower at Closing (L) - $175,615.04 Total Due from Seller at Cosing (M) - 5115,665.04
Cash to Close 3 From [ To Borrower $14,147.26 Cash (] From [ To Seller 564 414,96

CLOSING DISCLOSURE PAGE 3 OF 5+ LOWN I # 123456789




K&L | G : T Use this table to see a summary of your payoffs and payments to others from your lean amount.

Ta AMOUNT
1 o Servicing to pay off existing loan £115,000.00
|
Fixed-Rate
Refinance
K.TOTAL PAYOFFS AND PAYMENTS 4115, 000.00
Calculating Cash to Close Use this table to see what has changed from your Loan Estimate.
Loan Estimata I Final Diid this chamga?
Loan Amaunt | s1s000000| 15000000 | WO
Total Closing Casts {J) I - §5,090.00 I - 4575757 | YES . 5e= Total Loan Costs (D and Total Other Costs (I}
Closing Casts Paid Before Closing | s 843500 | YES  »You paid these Clasing Costs bafora dlasing
Total Payoffs and Payments (K] - S12000000 | - 511500000 | YES - So= Payoffs and Paymants (K}
Cash to Clasa £24,5001.00 S29ETTAZ
OFrom [ 7o | (JFrom [ To
Borrower Borrowar Closing Casts ﬁmﬂPﬂidfmmjernanAmlrﬁm

CLOSING NSCLOSURE PAGE 3 OF 5 - LOAN D2 123456789
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VI. CLOSING DISCLOSURE FORM

D. Fourth page

« Loan disclosures
« Assumption

Demand feature

Late payment
Negative amortization
Partial payments
Security interest
Escrow account

« Adjustable Payment and Interest Rate Tables
« But, only if applicable to the transaction
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Additional Information About This Loan

Loan Disclosures

Assumption

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

[ will allow, under certain conditions, this persan to assume this
loan on the original terms.

[X] will mot allow assumption of this loan on the onginal terms.

Demand Feature

Yiour boan

[ has a demand feature, which permits your lender to require early
repayment of the loan. You should review your note for details.

[E] does not have a demand feature.,

Late Payment
If your tis more than 15 late, lender will charge a
Ia::;lee 5% ofmmh'ypﬁndnmmm%pa}mmt

Negative Amortization (Increase in Loan Amount)

Uneder your loan terms, you

O are scheduled to make monthly s 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 ﬂlmtr:lmgmd loan amount. Increases in your
Ioan amount lower the equity you have in this property.

O may have ts that do not pay all of the interest
magtha‘tmumll_ ;ﬂ:ﬂyﬂur loan mupl:trﬁll'mease
(negatively amortize), and, as a result, your lean amount may
become Larger than your original loan amount. Increases in your
Inan amount kower the equity you have in this property.

[®] de not have a negative amortization feature.

Partial Payments

Your lender

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

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

[0 does not accept any partial payments.

If this Ioan is sold, your new lender may have a diffzrent policy.

Sequrity Interest

You are granting a security interest in
456 Somewheare Ave, Anytown, 5T 12345

You may lose this property if you donot make: payments or
ma_r uhigamn;l‘-cnl‘:u yor

CLOSING DISCLOSURE

Escrow Account

For now, your loan

] will have an escrow account (also called an impound” or “trust”
account) to pay the property costs listad below. Without an escrow
account, you would |possibly in one or two large
m@puﬁiﬁnﬂumhﬁﬂeg’mmmm
for failing to make a payment.

[Esorow
Escrowed $2,473.56 | Estimated total amaunt over year 1 for
Property Costs ur escrowed property costs:
averYear | Emmwmhsm

Property Tares
NorrEscrowed $1,800.00 | Estimzted total amaunt owver year | for

Costs r noin-escrowed oot

‘Your sy have ather property costs.
Initial Escrow $41235 ﬂnﬂbﬂhrﬁummwﬁyﬂu
Payment jpay at closing. See Section G on page 2.
Mmlh‘y Escrow 520613 | The ammliﬂjdﬂdinjﬂurmﬂ
Payment manthly payment.

O will not have an escrow account because [Clyow declined it [ your
lender does not offer one. You must directly pay your proparty
costs, such as taxes and homeowner's insurance. Contact your
lender to ask if your loan can have an escrow account.

Mo Escrove
Estimated Estimated total amount ower pear 1_¥ou
Costs st pay thess coats directly, possibly
over Year 1 in one or twe large payments a year.
Escrow Waiver Fee
I the farture,

Your property costs may change and, as a result, your escrow pay-
ment may change. You may be able to cancal your escrow account,
but if you do, you must pay your property costs directhy. I you fail
to r property taxes, your state or local government. (n
inﬂe?msﬂpmjﬁﬁﬁ!ppbceaﬁxlhmmhnﬁiy.l
you fail to pay any of your property costs, your lender may (1) add
meamuumw:pwr lbalance, (2} 3N esCrow aCcount o your
loan, cllilmqune for property insurance that the lender
huysnn)ulheh paal;muldmnmeﬂptmidem
hateﬁuﬂlmwtaywmuﬂhuymywrm
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Additional Information About This Loan

Assumption

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

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

[X] will ot allowr assumption of this loan on the original terms.

Demand Feature

Your kaan

[0 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
I your tis more than 15 days late, lender will charge a
late fee of 5% of the monthiy principal and interest payment.

Negative Amortization {Increase in Loan Amount)

Uneder your loan terms, you

Dmsd'leduledtﬂmakerrmﬂlly Is'lha‘tdunntpayalo‘f
the interest due that month. As a resulit, your loan amount will
increase (negatively amartize), and your loan amount will Rkely
become Iargetﬂlm;:luﬂ;md loan amount. Increases in your
loan amount lower the equity you have in this property.

[0 may have rmmhnrpargnmmsthatdunm all of the interest
:het‘hat you do, your loan muupﬁ?ﬁllinease
(negatively amortize), and, as a result, your loan amount may
become Larger than yu.mgmd loan amount. Increases in your
Iozn amount lower the equity you have in this property.

[¥] dio not have a negative amortization feature.

Partial Payments

Your lender

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

O rnayhold'lhemin asepanteacmunlurrﬂyuu pa]rlhereslci"me
payment, and then apply the full payment to your loan.

[ does not accept any partial payments.

I this loan is sold, your new lender may hawve a different palicy.

Security Interest

fou are granting a security interast in
123 Anywihere Street, Amytown, 5T 12345

You may kose this property if you do not make payments or
ma’ ubigamn;luwu o

CLOSING DISCLOSURE

Fornul;yul'lum

] will have an escrow account (also called an Tmpound” or “trust”
mumrmmﬂepmpmy:mlimdhem Without an escrow
account, you would ppaossibly in one or two large
pmaﬁuhmthﬁuehmmmm
for failing to make a payment.

Esorow
[Escromesd 42,473.56 | Estimated total amlrtcruu'jur'llw
Costs ur escrowed property costs:
ower Yemar 1 Tames, Homeowner's insurance
MorrEscromesd %1,800.00 Eﬁr‘dwﬂlamﬂmprlfw
Costs r non-esciowesd property oosts:
averYear 1 ;:Iu“lhu
You mazy have ather property costs.
Initial Escrow S5TE95 Anﬂbﬂforﬂummmm
Papment payat closing. See Section G on page 2.
Monthly Escrow 4§206.13 | The amount incuded in your tortal
maonthly pagment.

O will not have an esorow account bacause Clyou daclined it O your
lender does not offer one. You must directly pay your property
costs, such as tawes and homeowner's insurance. Contact your
lender to ask if your loan can have an escrow acoount.

No Esorow

Estirmaited Estimated totsl amount over year 1. ¥ou
Property Costs st pay these costs directy, possibly
ower Year | in cne of twe large payments a year.

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,
bt if you do, you must pay your property costs directly. If you fail
to r property taes, your state or local government m
inger:unesmdpmmﬁzmlaceamlimmmisprm.l
ymfalltﬂpaymdm property costs, your lender may (1) add
‘the amaunts to your loan balance, (2) 2dd an escrow acoount to your
Inan, or (3) require property insurance that the lender
mmmmﬂmﬂ%mldmmemmm
benefits than what you could buy on your own.
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VI. CLOSING DISCLOSURE FORM
E. Fifth page

e Loan calculations

Total of payments
Finance charge
Amount financed
 APR

« Total interest percentage
« Other disclosures

« Appraisal (if applicable)

« Contract details

« Liability after foreclosure
 Refinance

« Tax deductions
 Contact Information
« Signature lines (but not required)
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Loan Calculations

Total of Payments. Totzl u‘:,cuuihmpaditer
you make all payments of prindpal, interest,

mortgage insurance, and loan costs, as scheduled. $285,803.36

Finance Charge. The dollar amount the loan will

cost you. $118,830.27

Amount Ananced. The loan amount available after

paying your upfront finance charge. $162,000.00

Annual Percentage Rate (APR). Your costs over
the loan term expressed as a rate. This is not your

interest rate. 4174%

Total Interest Percentage (TIP). The total amount
of interest that you will pay over the loan term as a

percentage of your loan amount. 69.46%

Questions? If you have questions about the
lo@n terms or costs on this form, use the contact
information below. To get more information
or make a complaint, contact the Consumer

Appraisal

If the property was appraised for your loan,

your lender is required to

give you 2 copy at no additional cost at least 3 days before closing.
If you have not yet received it, please comtact your lender at the
i ation listed below.

Contract Details
See your note and

instrument for information about
« what happens if you fail to make your payments,

- what is a default on the loan,

« situations in which your lendar can require early repayment of the

loan, and

Fixed-Rate
Purchase

. the rulas for making paymants before they are dus.

Liability after Foredosure

I your lenider forecioses on this

and the foredosure doas not

oover the amount of unpaid balance on this loan,

] state |aw may protect you from lability for
Eﬁnal}ce':rar'mlzm e dt.z(
Inse thiis protection andhanem

foreclosure. You may waint to consult a
[ state Law does not protect you from liability for the unpaid balance.

the unpaid balance. If you

on this propearty, you may
debt remaining even after

Refinancing this loan will depend on your future finandial 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 you
more information.

r federal income taxes. You should consult a tax advisor for

Financial Protection Bureau at
WWW.L v'mortgage-dosing
Contact Information
Lender Mortgage Broker
Name Ficus Bank
Address 4321 Random Bhed.
Somecity, ST 12340
NMLSID
5T License 1D
Contact Joe Smith
Contact NMLSID | 12345
Contact
5T License 1D
Email joesmithg@
ficusbank.com
Phone 123-456-7850

Real Estate Broker
(B)

Omeqga Real Estate
Broker Inc.

789 Local Lane
Sometown, 5T 12345

Z765416
|5m1ueIGreen

P1a41s

samigomegare. biz

| 1235551717

Real Estate Broker
5}

Alpha Real Estate
Broker Co.

987 Suburb Ct.
Someplace, 5T 12340

Z81456
| Joseph Cain

P51451

joegalphare biz

| 321855711

Settlement Agent
Epsilon Title Co.
123 Commerce PL.

Somecity, 5T 12344

I81616
| Sarah Amold

PT1234

sarah@
epsilontitle com
| 987555431

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

CLOSING DISCLOSURE

Co-Applicant Signature

Date

PAGE 5 OF 5+ LOAN ID # 123456789
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Loan Calculations

Total of Payments. Total d:.mnihmpal:la‘ter
you make all payments of prindpal, interest,

mortgage insurance, and loan oosts, as schaduled. §273 21450

Finance Charge. The dollar amount the loan will
cost you. §121,029.00

Amount Ainanced. The loan amount available after

paying your upfront finance charge. 514824194

Annual Percentage Rate (APR). Your costs over
the loan term expressed as a rate. This is not your

interest rate. 4.543%

Total Interest Percentage (TIP). The total amount
ofinterast that you will pay over the loan term s a

percentage of your loan amouwnt. 7729%

‘Questions? If you have questions about the
loan terms or costs on this form, use the contact
information balow. To get more information

or make a complaint, contact the Consumer
Financizl Protection Bureau at
‘www.consumerfinance.gov’mortgage-dosing

Contact Information

Other Disclosures

Appraisal

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

ation listed below.
Contract Details
See your note and instrument for informaticn about .
what happens if you fail to make your Ents, -
-whansadehdtj;umelum yourem leed Rate
o SRR Sy e Refinance
« the rules for making payments before they are due.
Liability after Foredosure
I your lender foracioses on this and the foreclosure does not

cover the amount of unpaid balance on this loan,
[ state law may protect you from i d;g{hmempudhalamr If you

refinance or take on any on this property, you may
hseﬂ'lspmcmnmdharem debt remaining even after
foreclosure. You may want to consult 2 for mare information.

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

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

Lender
Name Ficus Bank
Address 4331 Random Bhed.
Somecity, 5T 12340
NMLS ID
ST License ID
Contact Joe Smith
Contact NMLS 1D 12345
Contact __ License ID
Email joesmithigficusbank.com
Phone 123-456-7850

Sertlement Agent
Zeta Title

321 Uptown Dr.
Anytown, ST 12345

P7eE21
Joan Taylor

joan@at biz

555-321-9876

Confirm Receipt

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

Applicant Signature Date

(CLOSING DISCLOSURE

Co-Applicant Signature Date
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CONSUMER FINANCIAL PROTECTION BUREAU

Transfer of Existing Consumer Laws

= EFTA = HMDA

= ECOA = TIL

= FCRA = RESPA

= GLB = SAFE Act

= FDCPA = FDIC

= HOEPA = [INTERSTATE LAND
SALES
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CONSUMER FINANCIAL PROTECTION BUREAU

Enormous Powers
1. Authority for Numerous Statutes
2. Power to Write Rules

a. Carry out purposes and objectives of federal
consumer financial laws and prevent evasions
thereof

b. Mandate form/content of disclosures
c. ldentify unfair and deceptive practices
d. Restrict pre-dispute arbitration

e. Impose registration requirements

3. Enforcement authority
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CFPB PACKS A WALLOP

Penalties
1. Nuclear arsenal of weaponry
a. Including:
Rescission
Refunds
Restitution
Damages

Unjust enrichment
Public notification

2. Enforcement authority beyond original statutes

a. Can launch investigations (C&D power)
b. Can bring litigation

c. Can conduct studies, collect information and make reports
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CFPB PACKS A WALLORP (cont'd)

Penalties (cont'd)

3. Civil $ penalties

- Up to $5,000 per day
- $25,000 per day for reckless violation

. Up to $1.0 million for knowing violation
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CIVIL INVESTIGATIVE DEMAND / NORA

1. CFPB'’s initiation of an investigation
2. Production of documents and/or testimony
3. Strict timelines

4. Standards for electronic production of
documents

5. May result in Notice and Opportunity to
Respond and Advise (NORA) process if CFPB is
considering enforcement action
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RESPA ENFORCEMENT ACTIONS

1. 45 total enforcement actions thus far by CFPB

a. 12 of 45 involve RESPA
. In 2014, 6 are RESPA related

b. Many RESPA actions carried over from HUD investigations
c. Topics include:

Affiliated business arrangements (2)
Captive mortgage reinsurance (5)
Rental of office space (1)

Splitting of fees (1)

Referral fees to salespersons (1)
GFE (1)

Marketing Services Agreement (1)

2. Lawsuit filed - affiliated business arrangements
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RESPA ENFORCEMENT ACTIONS

2. CFPB sought to recover:

a. Disgorgement of profits
b. Civil money penalties
c. Compliance monitoring and reporting

d. Production of records

3. Payments to CFPB range from $30,000 to $20.0M
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PMI & CAPTIVE REINSURANCE
Civil Action and Settlement

1. Allegation: PMI companies payments to Lender owned reinsurance
companies were in excess of risk assumed by reinsurance companies

2. Three waves

a. Genworth, United Guaranty, Radian, MGIC

= Collectively pay $15M

= Cease arrangements

= Enjoined from entering into new arrangements
=  Submit to compliance monitoring and reporting

b. Republic Mortgage Insurance Corp.

=  Similar Consent Order
= $100,000 civil penalty

c. CFPB v. PHH

=  Civil lawsuit

3. All HUD referrals
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Paul Taylor Corp.
Affiliated Business Arrangement

1. Allegation: Paul Taylor owns interest in two joint venture
mortgage companies. CFPB alleges they are shams.

= work performed by bank and mortgage company venturers
= no employees, no origination, processing, underwriting
2. CFPB relying on HUD 1996-2 Policy Statement
3. Taylor pays $118,149, full amount of distributions over 3 years

= Agrees to cease and desist for 5 years from owning another settlement
service provider (other than sale of homes)

4. FDIC referral
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Borders & Borders PLC
Affiliated Business Arrangement

1. Allegation: Law firm’s nine joint venture title agencies a sham

= did not have own offices

= email address, phone numbers

= single independent contractor did the title work
" no outside customers

= no attempt to get outside business

= much of work done by B&B

2. No settlement — CFPB files Civil Suit
= Disgorgement of all revenues
= Injunctions against B&B and its members

3. HUD referral

= B&B shut down jvs before CFPB started investigation
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Fidelity Mortgage Corporation
Room/Desk Rentals

1. Allegation: Fidelity did not use space it leased from Bank and
amount paid for rent was disguised referral payment

= Rent based upon revenues received by Fidelity from Bank
= $27,000 amount Fidelity paid to Bank in “rent”

2. Fidelity agreed to cease and desist activities
= Paid $57,000 civil money penalty

3. Bank not charged




K&L| GATES

1st Alliance Lending, LLC
Section 8(b) Investigation

1. Allegation: 1st Alliance provided loss-mitigation financing to
distressed borrowers. Hedge Fund funded these loans

= 1st Alliance paid Hedge Fund a split of monies earned on loans

= 18t Alliance continued to split fees with Hedge Fund even after it made
other financing arrangements in 83 deals

2. 18t Alliance discovers improprieties
= Self-reports to CFPB
= Fully cooperates in investigation
=  Admits liability

3. Consent Order

= Paid civil money penalty of $83,000
= Agrees to comply with RESPA



K&L| GATES

Realty South
Required Use/AfBA Disclosure

1. Allegation: Reality South’s Purchase Contract required use of
Title South and Title South Closing Center

= AfBA disclosure language promoted and marketed affiliates
= Defective AfBA Disclosure Statement (font, capital lettering, format)

2. Realty South self-corrected Purchase Contract
= Now provide consumers a choice: select one of 2 boxes
= Title South or Other

3. Consent Order
= Realty South AfBA statement to mirror Appendix D of Reg X
» Revise training manuals to inform agents of no required use

= Civil money penalty of $500,000
= Produce all HUD-1s from errant Purchase Contracts



K&L| GATES

Stonebridge Title Services
Referral Fees/Fee Splits/Employee Payments

1. Allegation: Stonebridge paid referral fees to independent
salespeople in return for soliciting and referring title insurance
business to Stonebridge

= Received commissions for each title order based on value of title
insurance

= Salespeople paid on W-2 basis

= No supervision or control over salespeople; acted as independent
contractors

2. Consent Order

= Civil money penalty of $30,000
= Amount based on ability to pay



K&L| GATES

Amerisave Mortgage Corporation
GFE/Affiliated Business Arrangement
1. Allegations: (RESPA only)

Charged fees before providing consumers with GFEs
Charged more than actual cost of credit report

Did not disclose affiliation with AMC before scheduling appraisal
and/or charging fees

2. Consent Order (not directly tied to RESPA allegations)

Payment of $14.8M for consumer redress
Civil money penalty of $4.5M
Civil money penalty of $1.5M for owner of company

Agree to give AfBA disclosure before making a referral or at time of
loan application

Engage Independent Consultant and provide compliance plan in
response to report of Independent Consultant for three years



K&L| GATES

Lighthouse Title
Marketing and Services Agreements

1. First statement from CFPB on MSAsS

2. Allegation: Lighthouse entered into MSAs with real estate
companies and paid marketing fees in return for the referral of title

business

= No determination or documentation of fair market value

= Payments based on referrals and what competitors were willing to pay
under MSA

= No verification that marketing services actually performed

3. Lighthouse agreed to end MSAs and refrain from entering into
MSAs in the future

= Paid $200,000 civil money penalty
= Agreed to document all things of value given in excess of $5



