
Background
The Dodd-Frank Reform and Consumer Protection Act (Dodd-Frank Act) assigned the
Consumer Financial Protection Bureau (CFPB) the task of integrating existing RESPA and TILA 
disclosures. After proposing various integrated disclosure formats, the CFPB has finalized the 
new forms and published the final regulations implementing TRID. The new TRID regulations 
combine the existing GFE and initial TIL forms into a new Loan Estimate (LE) form, and also
combine the existing HUD-1 and final TIL forms into a new Closing Disclosure (CD) form.

Effective Date and Affected Transactions
The CFPB has published several changes to the initial TRID regulations, most notably being the 
recent proposed rule published on June 24, 2015, which delays the effective date of these new 
regulations. A short comment window was provided by the CFPB and it is anticipated that a final 
rule will be quickly published to confirm the proposal.

If the final rule contains no further changes, then the TRID regulations and new forms will 
become effective for any new loan application first taken by a loan originator on or after 
October 3, 2015.

Any loan with an application taken (see below for definition) prior to the effective date will
continue to receive all the existing disclosures at both application (i.e., GFE, TIL, etc.) and at 
closing (i.e., HUD-1, TIL, etc.).

Any loan with an application taken on or after the effective date must use the new integrated 
forms (LE at application and CD at closing), and comply with all additional components of the 
new regulation.

Note: Some mortgage types (i.e., HELOCS, Reverse Mortgages, Mobile Home Loans, etc.) are 
not affected by the TRID rules.

Key Points

• The information provided in the Loan estimate must be the best information reasonably 
available at the time of providing the disclosure to the consumer 

• Loan Originators must use due diligence to obtain information disclosed – quote fees for 
actual transaction, do not rely on previous transactions 

• Loan Originator must deliver the Loan Estimate disclosure within three (3) business days 
after receiving the application 

• Delivery of the Loan Estimate is presumed received by the borrower three (3) business 
days after delivery 

• The Loan Estimate cannot be received by the borrower after the Closing Disclosure –
consequently, the Loan Estimate must be received by the borrower no later than four (4) 
business days prior to consummation 
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Correspondents Responsibility

Correspondent Lenders are liable under TRID for ensuring the accuracy of the LE and CD 
contents and ensuring compliance with the regulatory timing requirements. In preparation for 
these changes, Correspondents should:

Review and understand TRID 
Establish policies and processes, including quality control processes to evidence and 
ensure compliance 
Work with vendors to identify and resolve any technological issues that may prevent 
compliance 

Brokers Responsibility 

It is the Brokers responsibility to either disclose correctly of the LE within the three days of loan 
application and to disclose the accurate fees that goes along with the loan.

The broker will have an option to have JMAC do the initial disclosing, if this is the 
option Broker must the TRID documents submitted to JMAC no later than Day 2 from 
application date.
If the Broker elects to provide initial disclosures they will be subject to a zero tolerance 
policy on fees and disclosing to the borrower for errors. If the initial LE and loan
application is out of tolerance JMAC will reject the LE disclosure request and the broker 
will have to restart a new loan with any corrections needed. 
MOST IMPORTANT, Broker must maintain communication with all sources of loan 
production, letting us know any changes, what changed, fees, etc.

Components of New Rule
New Definition of Application
Under TRID, an application is considered received (and therefore an obligation to issue 
an LE is triggered) when the loan originator receives six pieces of information: 
1. Applicant Name
2. Applicant Income
3. Applicant SSN
4. Property Address
5. Estimated Property
6. Requested Loan Amount. 

Previously lenders were allowed to require “any additional information that a lender may 
require…” such as loan program, etc. With this change, you must ensure that your 
prequalification/application processes, websites, etc. account for this change and are 
modified if necessary to avoid non-compliance with the rules. The new LE form must be 
sent to the consumer within 3 business days of receipt of application. 
Note: Pre-qualifications are unaffected by this since lack of a property address means 
that an application is not yet received.



Prohibited Practices
The TRID rules do not allow a loan originator to collect any fees (other than the exact 
amount for the initial credit report fee) from a consumer prior to issuing the initial LE and 
receiving the consumer’s Intent to Proceed. Although this is not a new rule, the CFPB has 
provided clarification that gathering a consumer’s credit card Information, a post-dated 
check or deposit amount to be used at a later date for an appraisal, or any fees other than 
the initial actual credit report amount, is also prohibited prior to both LE and Intent to 
Proceed.

Disclosures Changes
Loan Estimate (LE)—this new disclosure replaces the existing GFE, initial TIL, 
Servicing Disclosure Statement and initial Appraisal/Valuation Disclosure Notice 
for affected transactions. NOTE: This ONLY replaces the initial appraisal 
disclosure notice, NOT any applicable waiver election—Waiver Election is still 
required to be documented in writing separately.
Closing Disclosure (CD)—this new disclosure replaces the existing HUD-1, final 
TIL currently provided at closing.

New Timing/Waiting Periods
Under TRID, the new CD form must be provided to all borrower(s) and any individual 
with applicable rights of rescission no later than three business days PRIOR to loan 
consummation. If the disclosure is delivered via U.S. Mail, the document must be mailed 
no later than six business days PRIOR to loan consummation (the rule assumes delivery 
after three days and then the applicable three day waiting period must expire). In order to
minimize any applicable closing delays, JMAC will be implementing an electronic 
delivery process to expedite delivery of the CD to the applicable parties. More 
information on this new e-delivery process will be forthcoming. Note: For purposes of 
this timing requirement, “business day” has the same definition as “business day” for
rights of rescission—it includes all days except Sundays and Federal Holidays.

Tolerance/Re-disclosure Changes
Under TRID, there are some changes to the tolerances currently effective under 
GFE/RESPA rules. For example, if a consumer is not allowed to shop for a fee or charge 
for a service provided, then the fee becomes part of the zero-tolerance category under 
TRID, even if the fee is paid to a non-affiliated third party. For example, credit report 
fees, appraisal fees, up front MI premiums (including for FHA/VA/USDA) and any 
broker/creditor affiliate fees will change from 10% tolerance category under the existing 
GFE rules to ZERO tolerance under TRID. In addition, under TRID , re-disclosure due to 
a change in circumstance is not allowed for a fee that is in the 10% tolerance category 
UNLESS the change pushes the entire category beyond the 10% threshold from the prior
disclosure. JMAC will be providing additional clarification and resources regarding fees 
disclosure and tolerances on our website. Note: Under the new TRID rules, it is critical 
to provide the consumer an accurate provider list along with the LE or else it will be 
presumed that the borrower was not allowed to shop for any affected services and 
therefore any applicable third party fees will be in the ZERO tolerance category under 
the new rules.



Resources
JMAC has published a TRID resource section on our website to assist you with understanding 
and implementing the TRID changes. Please visit our website at www.jmaclending.com.com and 
select “TRID Resource”.  In addition to the videos, links, FAQ and other resources available on 
this page, you may also email to our TRID Resource Center with any questions relating to TRID
at trid@jmaclending.com, our TRID Resource Center staff will respond to your question within 
24 hours.
Please be sure to check back often as we continue to update and provide additional 
resources on this webpage.


