
TRID: Why Trekking Through the 
Weeds is in Your Best Interest

TRID represents an overhaul to the mortgage origination 
process, its players, and its technology, and if you’re 
subject to the Rule changes, you’ve probably been 
preparing for them for some time now. 
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If you open up an issue of Tomorrow’s Mortgage Executive from the last 12 months,

odds are you’ll see articles about the upcoming TILA-RESPA Integrated Disclosure 
Rule (TRID). Lenders and settlement agents are struggling over who's going to be 
responsible for preparing and delivering the Closing Disclosure. Providers are 
struggling because the Rule makes tracking fee tolerances more difficult and because 
the documents are dynamic and encompass hundreds of new data elements. And the 
industry is struggling: the Rule is going to be a much bigger challenge than most 
lenders realize. The CFPB estimated it will cost the industry at least $1B to 
implement, and by many accounts it's going to be even more challenging than the 
CFPB’s January 2014 changes. 



  TRID represents an overhaul to the 
mortgage origination process, its 
players, and its technology, and if 
you’re subject to the Rule changes, 
you’ve probably been preparing for 
them for some time now. It’s likely 
that every TRID article you’ve read or 
seminar you’ve attended has focused 
on big changes with high industry 
visibility. 

  That’s a good start, but the only way 
to ensure full compliance with TRID 
is to venture into the weeds to find the 
small changes, the changes that are so 
deeply embedded in the Rule that they 
could be easily overlooked.
  Why Bother with Weeds? Not only is 
the Rule lengthy (1,888 pages, to be 
exact), it’s more complicated than it 
seems. Let’s say you attended a 
seminar and reviewed a compliance 
guide. As a result, you may think that 
you have a handle on the requirements 
for your institution. Then, along the 
way, you find the regulatory text and 
commentary doesn’t exactly mean 
what you thought it did, at least as to 
how it impacts your business. So you 
do some more research and find that, 
although the CFPB has done an 
excellent job integrating the 
overlapping TILA and RESPA 
frameworks, the TRID Rule is not 
perfect. There are inconsistencies and 
gaps that can only be resolved through 
informal guidance. So you reach out to 
the CFPB for help, but you’re not able 
to get all the answers you need before 
the Rule is implemented. 
  What do you do? You have to make 
judgment calls, and unless you’ve 
struggled through the thorns and 
brambles in the weeds, you won’t be 
able to back up those judgment calls 
with logical deduction if and when 
they are questioned. What started out 
as a straightforward, albeit lengthy, 
Rule has now turned into a thicket so    

  

  

twisted that you may not be able to 
find your way out without earning a 
few cuts and scrapes along the way. 
  So, how do you leave the beaten path 
and climb into the weeds without 
getting completely lost? You plan 
ahead. Collaborate with other lenders 
and subject matter experts. Give 
yourself plenty of time to assess the 
impacts of small, less obvious changes 

   

so that you can make it out without 
earning a few cuts and scrapes along 
the way.   
   So, how do you leave the beaten 
path and climb into the weeds without 
getting completely lost? You plan 
ahead. Collaborate with other lenders 
and subject matter experts. Give 
yourself plenty of time to assess the 
impacts of small, less obvious changes 
so that you can make it out of the 
weeds unscathed.
  A few things to keep in mind
In determining how the TRID Rule 
will impact CSi’s data-driven 
transaction risk management solution, 
we spent a great deal of time trudging 
through the weeds. This examination 
revealed a number of issues that 
lenders should be aware of in 
preparation for the August 1, 2015 
deadline. For you, these may bring to 
light a compliance hurdle you have yet 
to consider, or they may simply 
demonstrate how deeply these hidden 
challenges are buried.
  Do your own data analysis Not only 
does TRID change the format in 
which information is disclosed, it also 
introduces an entirely new suite of 
data that must be collected, analyzed, 
disclosed, and transmitted. 
Fannie Mae and Freddie Mac (GSEs) 
have also published a common dataset 
to implement the CFPB's Closing 
Disclosure. The new Uniform Closing 
Dataset (UCD) is based on MISMO 
data standards. At some point in the 

  

  

 

 
  

future, the GSEs will require the UCD 
from lenders.
  The CFPB, GSEs, consumers, 
lenders, and every other party in the 
mortgage process expect real-time, 
automated access to transaction data. 
That isn’t so bad until you consider 
that each party examines it differently. 
For example, the GSEs want to know 
a time period in months, while the 

 
   

CFPB requires that consumers read 
the time period in years and months, 
and loan origination systems may 
collect the time period as a number of 
days.
  To fully comply with TRID and 
satisfy these various expectations, you 
must do your own data analysis. Many 
in the industry have chosen to rely 
solely on the UCD data elements to 
achieve compliance. The reality is, 
however, the UCD is neither finalized 
nor complete. Like the CFPB's efforts 
to integrate overlapping regulatory 
frameworks, the UCD's attempt to 
map all the data fields necessary for 
TRID is not without its limitations.
  This leaves you with two choices 
when implementing TRID: (1) 
introduce potential compliance risk 
and rely solely on the UCD, filling in 
any data gaps as the UCD is revised; 
or (2) do your own data analysis to 
understand what data must be 
collected, analyzed, disclosed, and 
transmitted to comply with TRID.
 The definition of "dynamic 
document" is about to change. The 
TRID Rule contains hundreds of pages 
of dynamic disclosure requirements 
that will prove challenging to some 
providers of document solutions.
  To comply with TRID and meet its 
rigid disclosure specifications, the 
documents must be truly data driven 
and software based. For example, if all 
applicable fees for a subsection on 
page 2 of the Closing Disclosure do 

  

  

 

To fully comply with TRID and satisfy these 
various expectations, you must do your own data 
analysis.



not fit in the space provided, the Rule 
requires (1) borrowing lines from 
another subsection within the table,  

(2) borrowing lines from the other 
table on that page when all 
subsections in the table are full, and 
(3) expanding to two pages when both 
tables are full. To achieve compliance 
with TRID, you must precisely follow 
those steps in order, without the use of 
an addendum. Conversely, there are 
certain pieces of information (e.g., 
property address, borrower and seller 
data, etc.) that must render on an 
addendum if they don't fit in the space 
provided.
  The only way to satisfy these 
disclosure requirements is with a 
solution that evaluates data and 
dynamically assembles tables, sub-
sections within tables, and pages 
based on the transaction. You can no 
longer rely on documents, forms, or 
templates to assemble and disclose 
information or choose when to use an 
addendum and when to dynamically 
assemble a table. Instead, appropriate 
software must be implemented to 
maintain compliance with the Rule.
 Beware existing disclosure 
requirements. When the CFPB set to 
work integrating the overlapping 
TILA and RESPA regulatory 
frameworks, many disclosure 
requirements were successfully 
consolidated under the Rule. 
However, certain disclosure 
requirements managed to fall through 
the cracks. To ensure existing 
regulatory requirements are satisfied 
after August 1, 2015, you should do 
your own assessment of which 
disclosures are new, which disclosures 
no longer apply, and review the 

  

  

regulation for any gaps.
  For example, creditors today typically 
disclose hazard insurance premiums 

   

and the term on the TIL to avoid 
having those amounts included in the 
finance charge under Regulation Z. 
TRID eliminated the TIL for closed-
end mortgage transactions, but it did 
not provide a new location to disclose 
hazard insurance information or 
indicate how those amounts can be 
excluded from the finance charge after 
the Rule is in effect.
  Until this and other regulatory 
inconsistencies are formally addressed, 
the industry is forced to make "good 

  

faith efforts to comply" under the 
existing framework. By being fully 
aware of regulatory disclosure 
requirements and knowing how you 
plan to address them, you can feel 
confident that your "good faith efforts 
to comply" will not go unnoticed. 
  Matching the Model Forms is not 
enough. Although it’s true that the 
TRID documents need to follow the 
Model Forms, the disclosure 
requirements are too dynamic to be 
reflected in the limited number of 
examples that have been provided by 
the CFPB. The reality is that 
thousands of disclosure variations  

  

  

must be assembled to comply with the 
Rule, and many in the industry have 
requested that the CFPB provide more 
samples. At this point, that appears 
unlikely to happen. The Model 
Formsce that lenders must be able to 
handle also include mistakes (feel free 
to contact me for a list). 
   The only way to ensure compliance 
with TRID disclosure requirements, 
therefore, is to gain a thorough 
understanding of what the Rule 
requires. Choosing to rely solely on 
the Model Forms as templates could 
lead to some very stressful compliance 
examinations down the line.

 

Bon Voyage. My journey into the 
weeds of TRID turned up quite a few 
headaches that could easily catch 
lenders by surprise if they only focus 
on the big picture features of the rules 
in preparation of the August 1, 2015 
deadline. 
  The examples provided only scratch 
the surface and failure to comply with 
the Rule represents unprecedented risk 
to the industry. It is imperative that 
you take the proper precautions to 
prepare yourself not only for the big 
changes, but also for the less visible 
details that lurk deep, very deep  in the 
weeds.  v
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The only way to satisfy 
these disclosure requirements 
is with a solution that 
evaluates data.




