
 

U.S. Bank Home Mortgage (“USBHM”), a division of U.S. Bank National Association, is issuing 

the following bulletin to address multiple inquiries from settlement agents specific to 

changing policies and procedures for closing loans due to the implementation of the TILA-

RESPA Integrated Disclosures (“TRID”).  Definitions of key terms can be found on page 4. 

TRID consolidates four existing disclosures required under TILA and RESPA into two forms: the 

Loan Estimate and the Closing Disclosure.  TRID applies to most closed-end consumer credit 

transactions secured by real property for applications taken on or after the effective date of the 

TRID Final Rule. HELOCs, reverse mortgages and mortgages secured by a mobile home or by a 

dwelling not attached to real property are excluded from TRID. USBHM will apply these 

exclusions and only require TRID documents for loans subject to TRID. One exception to this is 

that USBHM will require TRID disclosures for properties that are title vested in an LLC. 

USBHM will prepare and deliver the initial, and if applicable, any revised Loan Estimate to the 

borrower within the required time frames. USBHM will also prepare and deliver the Closing 

Disclosure and any necessary revisions of the Closing Disclosure directly to the borrower. This 

includes any post-consummation Closing Disclosure revisions. USBHM will utilize various 

delivery methods for delivery of the Loan Estimate and Closing Disclosure, including, regular 

mail (U.S. Postal Service) and electronic delivery and tracking through eLynx.  

Preparing the Closing Disclosure:  

USBHM will work in collaboration with the settlement agent to prepare the Closing Disclosure 

for delivery to the borrower.   The settlement agent will continue to be responsible for ensuring 

that the Closing Disclosure provided at consummation is accurate to the terms agreed upon 

with USBHM.  The settlement agent will:  

 Comply with USBHM closing instructions 

 Coordinate the execution of all lender-provided documents  

 Disburse funds as the transaction dictates 

 Return executed documents according to the closing instructions within the required 

time frame 

 Record those documents that require recordation with applicable state recording 

offices, and the subsequent return of recorded documents  

After USBHM has obtained final loan approval from the USBHM underwriter, a representative 

from the USBHM Closing Department will contact and confirm the consummation date with 

both the borrower and the settlement agent.  USBHM will schedule the consummation date 

before delivery of the Closing Disclosure to the borrower. In most cases, USBHM will begin this 

collaboration with the settlement agent seven to ten calendar days before the scheduled 

consummation date.  

  



 

When making the initial request for fees, USBHM will provide the settlement agent with a 

preliminary Closing Disclosure containing the information known to USBHM at that time 

through eLynx, along with a PDF of our closing instructions. USBHM will also provide 

information to assist with calculating fees, including loan product, application date and security 

instrument page count. The settlement agent may use a preferred fee format when responding 

to eLynx notifications. Please note that MISMO 3.3 is the preferred fee naming convention.   

The settlement agent will provide their figures and fees back to USBHM for review and 

reconciliation before USBHM delivers the Closing Disclosure to the borrower through eLynx 

eCN. 

In cases where the settlement agent is aware of a third party that is providing services that will 

require payment from the borrower (e.g., escrow company fees, utility adjustments, or 

subordinate lender fees), the settlement agent must notify USBHM of the fees.  

After the reconciliation process is complete, USBHM will deliver the Closing Disclosure to the 

borrower and the settlement agent simultaneously through eLynx.  USBHM will deliver closing 

documents, including the final closing disclosure, to the settlement agent through eLynx one 

day before consummation. USBHM will not release the closing package to the settlement agent 

until the final Closing Disclosure is approved by USBHM.  

Disclosure Delivery 

The USBHM Closing Department will contact both the borrower and the settlement agent to 

validate the consummation date before beginning the preparation of the Closing Disclosure. 

USBHM will treat the closing date as the date of signing (consummation) in all states regardless 

of whether that state is an escrow state or a non-escrow state. USBHM will base the 

appropriate delivery timing on the consummation date. USBHM will follow delivery time frames 

according to the regulation and will ensure that proper delivery methods and proof of delivery 

as defined under the regulation have been met. 

Seller Closing Disclosure Delivery 

USBHM will rely on the settlement agent for preparation and timely delivery of the Closing 

Disclosure to the seller with a copy provided to USBHM.  The settlement agent is also 

responsible for any seller Closing Disclosure changes and for providing those changes to the 

USBHM closer.   

  



 

Disclosure Revisions 

A revised Loan Estimate or Closing Disclosure is only permitted under certain specific 

circumstances and only with approval from the appropriate contact within the USBHM Closing 

Department.  A Closing Department contact will be listed on the USBHM closing instructions.  

The settlement agent must notify USBHM immediately upon learning of any changes to the 

Closing Disclosure whether before or at consummation, and is not permitted to allow 

signatures by any parties until USBHM has communicated the procedure. The USBHM closer 

will make all necessary changes to the Closing Disclosure and provide the updated Closing 

Disclosure to the settlement agent. The revised Closing Disclosure will be delivered through 

eLynx. If there are any changes needed to the Closing Disclosure at the closing table, the 

settlement agent will deliver the revised Closing Disclosure to the borrower only after the 

changes have been made by USBHM.  

Consummation 

USBHM will contact the borrower and settlement agent to confirm consummation date. If the 

settlement agent becomes aware of a rescheduling, USBHM requires immediate notification of 

the change to the USBHM closer. USBHM will then confirm the new date with both the 

settlement agent and the borrower and determine any necessary steps that must be made 

because of the change. 

USBHM will have staff available for after-hours closings provided we have been advised that a 

borrower will be signing outside of normal business hours. For closing escalations and other 

closing-related issues or concerns, please refer to the specific closing instruction for contact 

information of the USBHM closer and closing supervisor. USBHM requires borrower signatures 

on the Closing Disclosure at closing, including any non-obligatory party who has rescission 

rights. USBHM will require the seller acknowledgement of the Closing Disclosure and will 

provide the seller signature document to obtain. USBHM will not require the settlement agent 

to acknowledge the Closing Disclosure. USBHM will consider the Closing Disclosure signed by all 

parties to be the final Closing Disclosure. 

For signing purposes, in both escrow and non-escrow states, USBHM will require that all 

parties’ sign on the date printed on the note. Borrowers may not sign any documents prior to 

the date printed on the note.  

Post Consummation 

If a settlement agent is made aware of any changes to fees or non-numerical information on 

the final Closing Disclosure, the settlement agent should contact USBHM immediately. USBHM 

will work in partnership with the settlement agent after funding to make any required changes.  

USBHM will be responsible for issuance and delivery of any corrected Closing Disclosure to the 

borrower and settlement agent.    

  



 

If USBHM, as the creditor, discovers that a refund is due to the borrower post-closing, USBHM 

will provide both the refund and a corrected Closing Disclosure to the borrower.  USBHM will 

also provide copies of the check and the corrected Closing Disclosure to the settlement agent.  

If the settlement agent discovers it owes a refund to the borrower post-closing, the settlement 

agent should notify USBHM immediately and provide the refund, payable to the borrower, 

directly to USBHM.  USBHM will send the corrected Closing Disclosure and the check to the 

borrower, and provide a copy of the corrected Closing Disclosure to the settlement agent. 

 

Definitions:  

 Closing Date: USBHM considers the closing date to be the date the borrowers sign their 

closing documents. In no instance may borrowers sign before the Note date. 

 Closed-End Second (“Piggyback”): USBHM will require a separate Closing Disclosure unique 

to costs or fees incurred on the closed-end second mortgage. According to the regulation, 

the funds from the second mortgage can be disclosed on the Closing Disclosure for the first 

lien closed-end transaction.  

 Consummation: The date on which a consumer signs the closing documents and becomes 

contractually obligated on a credit transaction. 

 Disbursement Date: USBHM defines disbursement date as the date the loan funds are paid, 

which must match the effective date of the per diem interest disclosed as a charge or credit 

on page 2 of the Closing Disclosure, section F. Prepaids. 

 Final Closing Disclosure: The most current version of the Closing Disclosure approved by 

both the USBHM closer and the settlement agent.  
 Preliminary Closing Disclosure: Generally, a preliminary Closing Disclosure includes the 

initial known information that USBHM provides to the settlement agent to start the 

collaboration on fees and figures.  
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