
Combined One Time Closing
How to order a Combined One-Time Closing in PPDocs

Updated October 2026

What is a “Combined Disclosure”?
The original way to disclose a One Time Closing is with Separate Disclosures: one
LE/CD for the Draw Period and a second LE/CD for the Permanent Period.

A Combined Disclosure puts the Draw Period and the Permanent Period together on
one LE/CD.

Here is how the two look on the Closing Disclosure:

Separate Disclosure: two CDs

Combined Disclosure: one CD
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Rules and What to Expect

If your Loan Estimate is disclosed using Separate Disclosures, your Closing
Disclosure must also be Separate. If your Loan Estimate is disclosed using
Combined Disclosures, your Closing Disclosure must also be Combined.
To make that rule even clearer: you cannot switch from Separate to Combined
between the LE and the CD, or the other way around.
Conventional and FHA loans allow the Combined Disclosure. VA does not currently
support it.
Testing the points and fees portion of the QM / Section 32 / Section 43 analysis is a
little more involved. With a split disclosure, some fees could be designated as draw
period fees, which excluded them from the analysis. A combined disclosure has no
draw period fee screens, only one fee screen. Lenders who currently exclude fees
this way may find their fees over the limits on combined disclosures.
Combined documents treat the draw portion of the payments as the initial
obligation, so the monthly principal and interest payment shows the initial
interest-only payment paid during the draw portion of the loan.
QM also looks at the loan term, and there is a toxic-feature test for a 30-year loan.
On a combined disclosure we consider only the permanent term, not the entire
loan, and we also check that the draw period is one year or less. A draw period
longer than one year fails Section 43. A loan with a 1-year draw phase and a 30-
year permanent phase passes the loan term test.
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ORDER FORM

Turning on Combined Disclosures
One question decides whether your order is Separate or Combined: “Do you want to
disclose this transaction on combined disclosures?”

If you are ordering the Loan Estimate through PPDocs, you’ll find the question on the
Loan Setup screen. If you are ordering only the Closing Disclosure, it is on the Loan
Information screen, shown below.

Separate One Time Closing

Leave the answer as No and the rest of your order follows the Separate route.

Combined One Time Closing

Select Yes and the rest of your order form follows the Combined route.
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ORDER FORM

Your screen list changes to match
Once you answer the question, the list of screens on the left of the order form adjusts.

Separate One Time Closing

The order form adds a Draw Period
version of each disclosure screen,
marked (DP) or Draw Period.

Combined One Time Closing

Those screens are merged, so each
disclosure screen appears once.
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LOAN INFORMATION

Choosing a Loan Plan
Separate & Combined One Time Closing

Both Separate and Combined Disclosures need an appropriate Loan Plan. It can be
confusing where to start; common questions range from “Do I choose an investor I
always use?” to “What is a Loan Plan?”

Loan Plans let PPDocs pick the right Note for your documents. One Time Closing
orders commonly use our Flexible Bank Note, found under the PPDocs loan program.
The Flex Bank Note allows flexibility in your terms throughout the loan, including the
ARM information.

How to choose this Loan Plan

Note: Loan Advanced should always
be Full upfront on a One Time
Closing.

Click the button at the end of
the Loan Plan field to open
Select Loan Program.

1

Choose PPDocs from the Loan
Program menu.

2

Select the most applicable Note,
such as Flexible Bank Note -
Fixed.

3

Click OK.4

5



LOAN INFORMATION / OTHER DETAILS

Calculation Method & Loan Purpose

Cash to Close Calculation Method (Loan Information)
Separate One Time Closing

You choose two Calculation Methods: one for the Repayment (Permanent) Period and
one for the Draw Period.

Combined One Time Closing

There is one combined Calculation Method covering both the Draw Period and the
Repayment (Permanent) Period.

Loan Purpose to Print (Other Details)

Separate One Time Closing

Once your screens are complete, Other
Details has two menus: one for the Draw
Period and one for the Permanent Period
disclosures.

Combined One Time Closing

You go through the screens as usual, but
Other Details has a single Loan Purpose
to Print on Combined Disclosures menu.

Not sure which Loan Purpose to use? Use the How to select the correct purpose for TRID
documents? link under the menu, or see our Loan Purpose Flow Chart.
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LOAN DETAIL

TRID 2.0: Construction Contract Amounts
Separate & Combined One Time Closing

For both Separate and Combined Disclosures, the order form includes the TRID 2.0
fields below.

Your Loan Detail screen has two
sets of fields for two separate
Construction Contract Amounts
(CCA).
Enter one or two amounts. You do
not need to fill in both with the
same amount. $0.00 is an
appropriate value for the second
CCA.
Use Construction Contract #1
Description and Payee to
describe the payoff, for example
the builder’s name.

Once your CCA is on the Loan
Detail screen, it is pulled straight
into Summaries of Transactions
as a payoff, under the description
you entered.
If you have two CCAs, lines K.05
and K.06 are both filled in with
the separate amounts.
If you leave the Construction
Contract #1 (or #2) description
blank, it prints as “Construction
Contract #1” (or #2).

Summaries of Transactions (Draw Period)

For a more in-depth look at the TRID 2.0 changes, watch our walk-through with Nick Bailey.
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ESCROW ACCOUNT SETUP

Escrow Account Setup
Both versions start the same way. Choose the Escrow Account type and enter your
disbursements; the First Escrow Payment Date is filled in for you as the Permanent
Period first payment date.

Q: How can I get escrows to start during the Draw Period? A: The First Escrow Payment Date
defaults to the Perm Period first payment date. Change it to the Draw Period first payment
date. This works the same way on Separate and Combined orders.

Separate One Time Closing

The recap adjusts automatically to show both the Draw Period and the Perm Period.

Combined One Time Closing

The recap adjusts automatically to a single, combined escrow account instead of
two. Your Payment Table Preview still shows when escrows start (see Projected
Payments on page 15), including payment shock notices when appropriate.
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CLOSING COST DETAILS

Closing Cost Details
Separate One Time Closing

With separate disclosures you have two screens: Closing Cost Details (DP) holds the
construction (Draw Period) closing costs, and Closing Cost Details holds all other
closing costs.
Closing Cost Details (DP)

Closing Cost Details

Combined One Time Closing

With combined disclosures, all of your closing costs, construction and otherwise, go
on the one Closing Cost Details screen.

Reminder of what to expect: a combined disclosure has no draw period fee screen, just
one fee screen. Lenders who currently exclude fees by putting them on the draw period
may find their fees over the limits on combined disclosures. Make sure every fee is
included in your disclosure.
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CREDIT BREAKDOWN

Credit Breakdown
Separate One Time Closing

With separate transactions you have
credits for each side, Draw Period and
Permanent Period, covering Lender and
Seller credits.

Combined One Time Closing

Combined Disclosures have all credits on
one disclosure instead of two.

On both, credits update the Closing
Disclosure automatically. One reminder:
your LE Lender Credits must carry over to
the CD at that exact amount.

Tip: it is good practice to leave Lender
Credits to the CD side and disclose all
fees as borrower-paid on the LE.

Tip: itemized Seller Credits still show on
your LE as a borrower-paid item, with the
credit shown in the Calculating Cash to
Close section.
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SUMMARIES OF TRANSACTIONS

Summaries of Transactions / Payoffs
Separate One Time Closing

As with Closing Cost Details, you have two screens: one for the Draw Period and one
for the Perm Period. When you are purchasing property, the sale price sits on the Draw
Period under Sale Price of Property, and the construction contract is the payoff on line
K.05.
Summaries of Transactions (Draw Period) Summaries of Transactions

Combined One Time Closing

Combined Disclosures have one
Summaries of Transactions screen for all
of your payoffs and credits. If you are
purchasing property, the price is under
Sale Price of Property, just as on
separate transactions, and the
construction loan is the payoff on K.05.

Split disclosures have the advantage of
not referencing the other half of the loan:
the draw period purpose and terms
describe only the draw portion, and the
perm describes only the permanent
portion.

A combined transaction discloses the
loan terms based on the first portion of
the obligation, the draw period. So where
a split one time may disclose the
permanent portion as simply a fixed rate
loan, a combined disclosure says it is
interest only, because it looks at the loan
as a whole rather than as two
transactions.

11



DOCUMENT SELECTION

Document Selection
Separate One Time Closing

You receive two LEs/CDs: one for the
Construction (Draw) phase and one for
the Permanent phase.

Combined One Time Closing

Your combined disclosure is listed as
Loan Estimate (combined) - TRID. It
shows the Draw and Perm phases as one
Loan Term.

Reminder: the Combined Disclosure is
available for Conventional and FHA. VA
does not currently support Combined
Disclosures; VA loans must use Separate
Disclosures.
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ADDITIONAL DOCUMENT CHANGES

Loan Term, Purpose & Product
Separate One Time Closing

On a split one time with a 12-month draw
period, the draw period product prints as
11 mo. Interest Only, because the 12th
payment is the final balloon payment of
principal and interest.

The separate disclosures print their own
purposes, Construction and Refinance. A
combined disclosure prints one purpose,
decided by whether a land purchase or a
dwelling refinance is included. We print
the draw period purpose because it is
the most relevant when the borrower
receives the combined disclosure.

Combined One Time Closing

On a combined loan the product shows
the actual 1 Year Interest Only, since it is
one transaction and no longer a balloon.

1. The loan term covers the entire
obligation, so 12 months interest only
followed by 360 monthly payments of
principal and interest reads as “31
years”.

2. If the rate is fixed during the draw
period and then fixed at a different
rate in the permanent phase, the
product is a step rate: the initial term
is the draw term in years, followed by
“/0” because there is no subsequent
change. When a loan’s rate
adjustments are known at
consummation, they must be
disclosed as a step rate.

Note: when the draw period is fixed but
the permanent portion is a floating rate
or an ARM, the product shows an
adjustable rate, even though that isn’t
what happens first.
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ADDITIONAL DOCUMENT CHANGES · COMBINED ONE TIME CLOSING

Loan Terms
The interest rate in Loan Terms is the initial rate; on a combined one time, that is the
starting rate of the draw period. If the rate adjusts, the disclosure says that it will
change, and when.

The Principal & Interest payment is
the initial payment, the first interest-
only payment of the draw portion. It
also discloses the maximum
principal and interest payment once
payments switch from interest only
to principal and interest.

After the YES for “Can this amount
increase after closing?” we show
that it can adjust every month,
because of the nature of a draw
loan: the outstanding amount can
change with the first payment if
more of the loan is drawn. It
discloses when the loan reaches its
maximum amount; if the amount
doesn’t vary, that is simply when the
loan goes from interest only to
principal and interest. It also shows
the length of the interest-only
period.
Like the projected payments table, this amount assumes each period is the same length, so
the two match. On whether the amount can increase after closing, the CFPB clarified that the
technical answer is NO, but the creditor may answer YES to reflect the nature of construction
financing. We continue to disclose YES.

Balloon Payment
Loan Terms no longer prints a balloon just for the draw term. With the phases
combined, the end of the draw term is not a balloon. If the permanent portion has a
balloon, it is disclosed in the normal way.

14



ADDITIONAL DOCUMENT CHANGES · COMBINED ONE TIME CLOSING

Projected Payments
Projected Payments Table
The projected payments table now
covers the entire loan obligation. The first
column shows the draw portion and ends
when the loan switches to P&I payments;
a change in P&I starts a new column. If
the permanent loan has an interest-only
(interest first) period, it gets a new
column even though it is still interest
only. Draw period interest-only payments
are based on ½ outstanding, while the
permanent portion is based on the entire
loan balance.

Projected Payments Escrow
If escrows are due during the draw
period, the estimated escrow shows in
the first column. If escrows aren’t due
until the permanent phase, the second
column carries the escrow amount and it
is left out of the first column. Unlike
separate disclosures, escrows are
disclosed upfront even if they don’t start
right away.

Mortgage insurance never starts in the
first column.

For comparison: an ARM
ARM projected payments look like the fixed rate, with additional columns for each
change, from the interest-only term through each interest adjustment under the ARM
terms.
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ADDITIONAL DOCUMENT CHANGES · COMBINED ONE TIME CLOSING

AP & AIR Tables and Loan Calculations
AP: a Combined One Time Closing shows an Adjustable Payment (AP) table, because
the loan changes from interest only to principal and interest.

AIR: when a fixed draw period rate is followed by a different fixed rate in the
permanent phase, the Adjustable Interest Rate (AIR) table appears. A step rate also
includes an AIR table, whether the rate goes up or down; a decrease shows as a
negative adjustment. Subsequent adjustments are left out, since there are none.

Loan Calculations
The Loan Estimate Comparisons table and the Closing Disclosure Loan Calculations
table look at the loan as a whole. The 5-year totals include the draw phase, and the
APR is a combined APR from both the draw period and the permanent phase.
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ADDITIONAL DOCUMENT CHANGES · COMBINED ONE TIME CLOSING

Amortization Schedule
The amortization schedule also looks a little different. We previously did not amortize
the draw loan, because there was no clear way to show an expected payment
schedule with a varying loan balance. Appendix D, section 17(c), lets us assume ½
outstanding across the board for multiple-advance construction loans, so the
interest-only portion now appears as the first part of the loan.

For instance, the schedule might show 12 interest-only payments at half outstanding;
on the 13th payment, payments rise to the P&I amount and the balance rises to fully
outstanding. The regulations also let us ignore odd days, within certain limits, for true
daily loans and assume all payments are equal. Because we treat the draw portion of
the one time as true daily, draw period amounts appear as if calculated as
scheduled, rather than assuming a different number of days each month. That makes
the schedule easier to read and prevents unnecessary ranges in the projected
payments table.

The amortization schedule also includes a T+H (taxes and hazard) column. It is for
information only.
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AUDITOR

Combined One Time Closing Audits
The Combined One Time Closing comes with a set of Stop audits for scenarios we
cannot handle:

✕ PPDocs cannot handle one time closings with the draw period is due once at the end of
the period when the permanent portion is also due at maturity.

✕ PPDocs cannot handle one time closings with the draw period as part of the ARM
program when the permanent portion is a fixed rate.

✕ PPDocs cannot handle one time closings with the draw period as a floating rate when
the permanent portion is also a floating rate.

The answers that trigger these audits are on the Loan Setup, Loan Information and
Loan Detail screens, and they vary between the initial disclosure and Closing
Disclosure sides. On Loan Detail, check the Draw Period payment frequency and the
Construction Interest Rate (Fixed, Part of ARM Program, or Floating), along with how
the Repayment Period payments are due.

On Loan Information, the Interest Rate (Fixed or Adjustable) sets the permanent
portion.
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Don’t hesitate to get with our team on any questions or
concerns!

Here is a table to help you route your question:

Type of inquiry Email Address

Document preparation and status updates on document
orders

docprep@ppdocs.com

Questions for Legal Document Quality Control Review orders review@ppdocs.com

Questions for fulfillment orders fulfillment@ppdocs.com

Questions about rescission requirements, federal or state
predatory lending test questions, guidance for particular

scenarios, or other compliance related questions
compliance@ppdocs.com

Technical support, bug reporting support@ppdocs.com

Legal specific questions legal@ppdocs.com

Registering, signing up, pricing quotes cr@ppdocs.com

Billing, invoicing, credit card payments accounting@ppdocs.com
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