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The following breaks down the Loan Estimate by section with examples from Encompass followed by official 
commentary. Also attached, is a copy of a completed Loan Estimate form provided by the Encompass.
.

 
• Date Issued - The date the Loan Estimate is mailed or delivered to the consumer. 
• Applicants - Applicants includes the name and mailing address of the consumer(s) applying for the loan. Use 

each Applicant's name and mailing address if there are multiple Applicants. 
• Property - Property is the address of the property (which must include the zip code) that will secure the 

transaction. If the address of the Property is unavailable, use a description of the location of the property, 
for example a lot number. Always use a zip code. 

• Sale Price or Appraised Value or Estimated Value - If the loan is for a purchase money mortgage, use Sale Price. 
If the loan is for a transaction without a seller, use Appraised Value or Estimated Value. 

• Loan Term - Loan Term is the term of the debt obligation. Describe the Loan Term as "years" when the Loan 
Term is in whole years. For example "1 year" or "30 years 

• Purpose - Describe the consumer's intended use for the loan. Purpose is disclosed using one of four 
descriptions: Purchase, Refinance, Construction, or Home Equity Loan. 
!!!! Purchase is disclosed if the loan will be used to finance the Property's acquisition. 
!!!! Refinance is disclosed if the loan will be used for the refinance of an existing obligation that is 

secured by the Property (even if the creditor is not the holder or servicer of the original obligation). 
!!!! Construction is disclosed if the loan will be used to finance the initial construction of a dwelling on the 

property disclosed on the Loan Estimate. 
• Product - Provide a description of the loan. You are required to include two pieces of information in this 

disclosure: The first piece of information is any payment feature that may change the periodic payment. 
Additionally, the duration of the relevant payment feature must be disclosed. The second piece of information 
disclosed is whether the loan uses an Adjustable Rate, Step Rate, or Fixed Rate to determine the interest rate 
applied to the principal balance. 

• Loan Type - Loan Type is the type of the loan, such as Conventional or FHA. For Loan Type, disclose: 
!!!! Conventional if the loan is not guaranteed or insured by a Federal or State government agency, 
!!!! FHA if the loan is insured by the Federal Housing Administration, 
!!!! VA if the loan is guaranteed by the U.S. Department of Veterans Affairs, and 
!!!! Other with a brief description if the loan is insured or guaranteed by another Federal or a State 

agency. 
• Loan ID# - Loan ID # is the creditor's loan identification number that may be used by a creditor, consumer, and 

other parties to identify the transaction.  
• Rate Lock - Indicate the rate is locked with Yes, indicate the rate is not locked with No. When the interest 

rate is locked at the time of the Loan Estimate's delivery, the date and time (including the applicable time 
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zone) when the lock period ends must be disclosed. The date and time (including the applicable time zone) at 
which the estimated closing costs expire must be disclosed on every Loan Estimate. 

 

 
 

Disclose in the Loan Terms table: 
•••• Loan Amount (if the amount is in whole dollars, do not disclose cents, 
• Initial Interest Rate, 
• Initial Monthly Principal & Interest amount, 
• Any adjustments to these amounts after consummation, 
• Whether the loan includes a Prepayment Penalty, and 
• Whether the loan includes a Balloon Payment 

 
 

 
 

The Projected Payments table shows estimates of the periodic payments that the consumer will make over the 
life of the loan. Creditors must disclose estimates of the following periodic payment amounts in the Projected 
Payments table: 
•••• Principal & Interest; 
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•••• Mortgage Insurance; 
•••• Estimated Escrow; 
•••• Estimated Total Monthly Payment; and 
•••• Estimated Taxes, Insurance, & Assessments, even if not paid with escrow funds. 
The Projected Payments table also describes whether taxes, insurance, and other assessments will be 
paid with funds in the consumer's escrow account. 
 

 

 
 

The Costs at Closing table shows: 
Estimated Closing Costs are calculated in the same manner as the Total Closing Costs disclosed on page 2 of the Loan 
Estimate. The Total Closing Costs are also itemized to show from page 2 of the Loan Estimate: 
• The total of the Loan Costs table, 
• The total of the Other Costs table, and 
• Lender Credits in the Total Closing Costs subheading.  
• The estimated amount of cash the consumer will be expected to pay at closing is also shown as Estimated 

Cash to Close. This amount is the same as the Estimated Cash to Close, from the Calculating Cash to Close 
table on page 2 of the Loan Estimate. 

 
ALTERNATIVE COSTS AT CLOSING TABLE OF THE LOAN ESTIMATE 
For transactions without a seller, an Alternative Costs at Closing table together with an Alternative Calculating 
Cash to Close table on page 2 of the Loan Estimate can be used in place of the Costs at Closing table shown 
above. The Alternative Costs at Closing table contains a variation that places checkboxes with Estimated Cash to 
Close in order to indicate whether the cash is due from or to the consumer. If the Alternative Costs at Closing table is 
used, then the Alternative Calculating Cash to Close on page 2 of the Loan Estimate also must be used.

 
L o a n  Est ima t e  (p a g e 2 )  
 

Up to four main categories of costs are disclosed on page 2 of the Loan Estimate: 
1. A good-faith itemization of the Loan Costs and Other Costs associated with the loan. 
2. A Calculating Cash to Close table that shows how the amount of cash needed at closing is calculated. 
3. For transactions with adjustable monthly payments, an Adjustable Payments (AP) Table with relevant 

information about how the monthly payments will change. 
4. For transactions with adjustable interest rates, an Adjustable Interest Rate (AIR) Table with relevant 

information about how the interest rate will change. 
 

Items that are a component of title insurance or are for conducting the closing must include the introductory 
description of Title. 

 
The Loan Costs and Other Costs tables are further broken down in the next subsection
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Loan Costs are disclosed in three subheadings, each of which is subtotaled: 
•••• Origination Charges, 
•••• Services You Cannot Shop For, and 
•••• Services You Can Shop For. 
Disclose the sum of these three subtotals as Total Loan Costs. 
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Origination Charges are items the consumer will pay to each creditor and loan originator for originating 
and extending credit. 
 
First, include the amount paid, if any, by the consumer to the creditor to reduce the interest rate (sometimes 
referred to as "points") as both a percentage of the loan amount and a dollar amount. If no points are charged, 
then leave blank both the percentage of points stated in the label and the dollar amount.  
 
The following items should be itemized separately in the Origination Charges subheading: 
• Compensation paid directly by a consumer to a loan originator that is not also the creditor; or 
• Any charge imposed to pay for a loan level pricing adjustment assessed on the creditor that is passed on to 

the consumer as a cost at consummation and not as an adjustment to the interest rate. 
 

Only items paid directly by the consumer to compensate a loan originator are Origination Charges. Do not disclose 
compensation to a loan originator paid indirectly by a creditor through the interest rate on the Loan Estimate.
 

 

 
Services You Cannot Shop For are items provided by persons other than the creditor or mortgage broker that 
the consumer cannot shop for and will pay for at settlement. Items listed as Services You Cannot Shop For must 
use terminology that describes each item, and disclose them in alphabetical order. 
Services You Cannot Shop For might include: 
! Appraisal fee, 
! Appraisal management company fee, 
! Credit report fee, 
! Flood determination fee, 
! Government funding fee (such as a VA or USDA guarantee fee, or any other fee paid to a government entity 

as part of a governmental loan program), 
! Homeowner's association certification fee, 
! Lender's attorney fee, 
! Tax status search fee, 
! Third-party subordination fee, 
! Title - closing protection letter fee, 
! Title - lender's title insurance policy, and 
! An upfront mortgage insurance fee (unless the fee is a prepayment of future premiums or a payment into an 

escrow account).  
 

Describe services related to the issuance of title insurance policies with the word Title - at the beginning of 
the item.  
 
Items that are required for the issuance of title insurance policies may include: 
! Examination and evaluation of title evidence to determine the insurability of the title being examined 

and what items to include or exclude in any title commitment and policy to be issued, 
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! Preparation and issuance of the title commitment or other document that discloses the status of title, 
identifies the conditions that must be met before the policy will be issued, and obligates the insurer to issue a 
policy of title insurance if such conditions are met, 

! Resolution of title underwriting issues and taking steps needed to satisfy any conditions for the issuance 
of title insurance policies, 

! Preparation and issuance of the title insurance policies, and 
! Payment of premiums for any lender's title insurance coverage. 

 
The amount of the premium for the lender's title insurance coverage must be disclosed without any adjustment to 
the premium that might be made for the simultaneous purchase of an owner's title insurance policy. 

 
 

 
Services You Can Shop For are provided by persons other than the creditor or mortgage broker and are services 
that the consumer can shop for and will pay for at settlement. Items listed as Services You Can Shop For must 
use terminology that describes each item and disclose them in alphabetical order.  
 
A creditor permits a consumer to shop for an item if the creditor permits the consumer to select the provider of that item, 
subject to reasonable requirements (such as appropriate licensing of the provider). 

 
Services You Can Shop For might include: 

! Pest inspection fee, 
! Survey fee, 
! Title - closing agent fee, and 
! Title - closing protection letter fee. 

Describe services related to the issuance of title insurance policies with the word Title - at the beginning 
of the item. 
Items that are required for the issuance of title insurance policies may include: 

! Examination and evaluation of title evidence to determine the insurability of the title being examined 
and what items to include or exclude in any title commitment and policy to be issued, 

! Preparation and issuance of the title commitment or other document that discloses the status of title, 
identifies the conditions that must be met before the policy will be issued, and obligates the insurer to issue 
a policy of title insurance if such conditions are met, 

! Resolution of title underwriting issues and taking steps needed to satisfy any conditions for the 
issuance of title insurance policies, 

! Preparation and issuance of the title insurance policies, and 
! Payment of premiums for any lender's title insurance coverage. 

 
The creditor must disclose the amount of the premium for the lender's title insurance coverage without any 
adjustment to the premium that might be made for the simultaneous purchase of an owner's title insurance policy. 

.
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Total Loan Costs is the sum of the subtotals of Origination Charges, Services You Cannot Shop For, 
and Services You Can Shop For.
 

 

 
Disclose Other Costs under four subheadings, each of which is subtotaled: 
•••• Taxes and Other Government Fees, 
•••• Initial Escrow Payment at Closing, and 
•••• Other. 
Total Other Costs is the sum of these four subtotals. 
 
Other Costs are established by government action, determined by standard calculations applied to ongoing 
fixed costs, or based on an obligation incurred by the consumer independently of any requirement imposed by 
the creditor. Other items that are required to be paid at or before closing pursuant to the contract for sale 
between the consumer and a seller are disclosed on the Loan Estimate to the extent the creditor has 
knowledge of those items when it issues the Loan Estimate.  
 
Other Costs must be disclosed in the order listed in the regulation, with any additional items listed in 
alphabetical order in subsequent lines of the applicable subheading. 
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Under Taxes and Other Government Fees, disclose Recording Fees and Other Taxes first and Transfer Taxes 
second.
 
 

 
Prepaids are items to be paid by the consumer in advance of the first scheduled payment of the loan. 
Prepaids are: 
• Homeowner's Insurance Premium, 
• Mortgage Insurance Premium, 
• Prepaid Interest, 
• Property Taxes, and 
• A maximum of three additional items. 
• Each item must include the applicable time period covered by the amount to be paid by the consumer and the total 

amount to be paid.
 

 

 
Initial Escrow Payment at Closing includes items that the consumer will be expected to place into a reserve or escrow account 
at consummation to be applied to recurring periodic payments. Initial Escrow Payment at Closing includes: 
• Homeowner's Insurance, 
• Mortgage Insurance, 
• Property Taxes, and 
• A maximum of five other items. 

 
Also disclose the amount escrowed per month for each item, the number of months collected at consummation and the 
total amount paid.
 

 

 
Other includes items in connection with the transaction that the consumer is likely to pay or has contracted with a 
person other than the creditor or loan originator to pay at closing and of which the creditor is aware at the time of 
issuing the Loan Estimate. 
 
Separate insurance, warranty, guarantee or event-coverage products include, for example: 
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! Owner's title insurance, 
! Credit life insurance, 
! Debt suspension coverage, 
! Debt cancellation coverage, 
! Warranties of home appliances and systems, and 
! Similar products. 

 
These items are disclosed when coverage is written in connection with a mortgage. These examples would not 
include additional coverage and endorsements on insurance otherwise required by the creditor.  
 
Items that disclose any premiums paid for separate insurance, warranty, guarantee, or event-coverage products not 
required by the creditor must include the parenthetical description (optional) at the end of the label. 
 
A maximum of five items can be disclosed as Other. 
 
Describe services related to the issuance of title insurance policies with the word Title - at the beginning of the 
item. When the owner's title insurance premium includes a simultaneous issuance premium, the premium is 
calculated by taking the full owner's title insurance premium, adding the simultaneous issuance premium for 
the lender's coverage (if any), and then deducting the full premium for lender's coverage. 
 
When the creditor is aware of those items, Other includes for example: 
! Commissions of real estate brokers or agents, 
! Additional payments to the seller to purchase personal property pursuant to the contract of sale, 
! Homeowner's association and condominium charges associated with the transfer of ownership, and 
! Fees for inspections not required by the creditor but paid by the consumer pursuant to the contract of 

sale. 
 
 

 
Total Closing Costs is the sum of Total Loan Costs Total Other Costs, and Lender Credits. 
 
Lender Credits is the amount of any payments from the creditor to the consumer that do not pay for a particular fee on 
the Loan Estimate and is disclosed as a negative number. 
 
For loans where all or a portion of closing costs are offset by a credit or rebate provided by the creditor (sometimes 
referred to as "no cost" loans), disclose such credit or rebate as Lender Credits. The creditor should ensure that 
Lender Credits is sufficient to cover the estimated items the creditor represented to the consumer as not being paid 
by the consumer at consummation, regardless of whether such representations pertained to specific items.
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Total Closing Costs 
Total Closing Costs is the same amount disclosed as Total Closing Costs in the Other Costs table. The 
amount is disclosed as a positive number. 
 
Closing Costs Financed (Paid from Your Loan Amount) 
Closing Costs Financed (Paid from Your Loan Amount) is calculated by subtracting the estimated total amount of 
payments to third parties not otherwise disclosed in the Loan Costs and Other Costs tables from the Loan 
Amount disclosed on page 1 of the Loan Estimate. 
• If the result of the calculation is a positive number, Closing Costs Financed (Paid from Your Loan Amount) is that 

amount, disclosed as a negative number, but only to the extent that it does not exceed the amount of Lender 
Credits. 

• If the result of the calculation is zero or negative, then Closing Costs Financed (paid from Your Loan Amount) is $0. 
 

Down Payment/Funds from Borrower 
• In a Purchase transaction, Down Payment/Funds from Borrower is the difference between the purchase price 

of the property and the principal amount of the loan, disclosed as a positive number. However, when the loan 
amount exceeds the purchase price of the property, disclose $0 as Down Payment/Funds from Borrower.  

 
! In all other transactions, subtract the principal amount of credit extended (excluding any amount 

disclosed as Closing Costs Financed (Paid from Your Loan Amount)) from the total amount of all 
existing debt being satisfied in the transaction. 
. When this calculation yields an amount that is positive, Down Payment/ Funds from Borrower is 

that amount. 
. If the calculation yields a result that is negative or $0, Down Payment/ Funds from Borrower is $0. 

Deposit 
! In a Purchase transaction, Deposit is the amount, disclosed as a negative number, that is paid to the 

seller or held in trust or escrow by an attorney or other party under the terms of the contract for sale 
of the property. 

! In all other transactions, Deposit is $0. 
 

Funds for Borrower 
! In a Purchase transaction, Funds for Borrower is $0. 
! In all other transactions, subtract the principal amount of debt extended (excluding any amount disclosed as 

Closing Costs Financed (Paid from Your Loan Amount)) from the total amount of all existing debt being satisfied 
in the transaction. 
. When this calculation yields an amount that is negative, then Funds for Borrower is that 

amount. 
. If the calculation yields an amount that is positive or $0, then Funds for Borrower is $0. 
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Seller Credits 
Seller Credits is the total amount that the seller will pay for items included in the Loan Costs and Other 
Costs tables, to the extent known, disclosed as a negative number. 

 
Adjustments and Other Credits 
Adjustments and Other Credits is the total amount of all items in the Loan Costs and Other Costs tables that are paid 
by persons other than the loan originator, creditor, consumer, or seller, together with any other amounts that are 
required to be paid by the consumer at closing pursuant to the contract of sale (if any), disclosed as a negative 
number. 
 
Examples of items that are paid by persons other than the loan originator, creditor, consumer, or seller 
include: 
! Gifts from family members, and 
! Credits from a developer or home builder to be applied to items in the Loan Costs and Other Costs 

table. 
 

Adjustments and Other Credits includes funds provided to the consumer from the proceeds of subordinate 
financing, local or State housing assistance grants, or other similar sources. 
 
Examples of amounts to be paid by the consumer at closing pursuant to the contract of sale include: 
! Charges for personal property to be acquired by the consumer, 
! Prorations for property taxes, and 
! Prorations for homeowner's association dues. 

 
Adjustment and Other Credits is reduced by the amount of any such additional charges. 
 
Estimated Cash to Close 
Estimated Cash to Close is calculated as the sum of the seven other amounts disclosed in the Estimated Cash to 
Close table.  

 
An optional Alternative Calculating Cash to Close table can be disclosed for transactions without a seller. This 
Alternative Calculating Cash to Close table would be used in place of the table. A creditor that uses the optional 
Alternative Calculating Cash to Close table must also use the alternative disclosure provisions of the Alternative 
Costs at Closing table on Loan Estimate page 1. 
 
Loan Amount 
The amount disclosed as Loan Amount is the same amount disclosed as Loan Amount on Loan Estimate page 1. 
 
Total Closing Costs 
Total Closing Costs is the same amount as Total Closing Costs in the Other Costs table, disclosed as a 
negative number. 
 
Estimated Payoffs and Payments 
Estimated Payoffs and Payments is the total amount to be paid to third parties not otherwise disclosed as 
items in the Loan Costs or Other Costs tables, disclosed as a negative number. 
Examples of the Payoffs and Payments to be made to third parties not otherwise disclosed in the Loan 
Costs or Other Costs tables can include: 
! Payoffs of existing liens secured by the property such as mortgages, deeds of trust, judgments that have 

attached to the property, 
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! Mechanics' and materialmans' liens, 
! Local, State, and Federal tax liens, 
! Payments of unsecured outstanding debts of the consumer, and 
! Payments to other third parties for outstanding debts of the consumer as required to be paid as a 

condition for the extension of credit. 
 
Estimated Cash to Close 
The amount for the Estimated Cash to Close is the sum total of the amounts disclosed as Loan Amount, Total Closing 
Costs, and Payoffs and Payments. Check boxes are used to disclose whether the Estimated Cash to Close is either due 
from the consumer or will be paid to the consumer at consummation.  
 
Estimated Closing Costs Financed 
Closing Costs Financed is the sum of Loan Amount and Payoffs and Payments, but only to the extent the amount is 
greater than zero and less than or equal to the sum of Total Closing Costs. 

 
 

 
The Adjustable Payment (AP) Table is disclosed when the periodic principal and interest payment may change 
after consummation, but not because of a change to the interest rate, or the loan is considered to be a Seasonal 
Payment product. If the loan does not contain these features, the AP Table is not disclosed.
 

 

 
The Adjustable Interest Rate (AIR) Table is disclosed when the loan's interest rate may increase after 
consummation. If the loan's interest rate will not increase after consummation, the AIR Table is not disclosed.  
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Loan Estimate (page 3) 
 

Contact information, a Comparisons table, an Other Considerations table, and, if desired, a place for the 
consumer to sign to acknowledge receipt of the Loan Estimate are disclosed on page 3 of the Loan 
Estimate.
 

 

 
Disclose the Name and NMLS/ __License ID number for the creditor and mortgage broker, if any, and 
the individual loan officer of both. Also, disclose the Email and/or Phone number of the individual 
loan officer. The person identified as the individual loan officer must be the primary contact for the 
consumer.
 

 

 
The Comparisons table discloses information related to the costs of the loan In Five Years, the Annual 
Percentage Rate (APR), and the Total Interest Percentage (TIP). 
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Other Considerations includes the following information: 
! Appraisal; 
! As Assumption, whether the subsequent purchaser of the property can assume the loan on its original 

terms; 
! At the option of the creditor, a statement that Homeowner's Insurance is required and that the 

consumer may choose the provider; 
! A statement detailing any amount that may be imposed for a Late Payment; 
! A statement about the nature of a Refinance of the loan in the future; 
! A statement whether the creditor intends to service the loan or transfer it to another servicer; and 
! For Refinance transactions, a statement relating to State law protections against Liability After 

Foreclosure. 
 

 
 

 
The consumer is not required to sign the Loan Estimate. The creditor may add a signature statement and 
have the consumer sign page 3 of the Loan Estimate in order to Confirm Receipt of the Loan Estimate by the 
consumer. If used by the creditor, the signature statement must contain the exact language from the model 
form. 
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