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Why Now….

Improve market relevance

 The URLA has not materially changed in 20+ years and does not reflect recent industry changes.  

 We removed fields no longer used for borrower qualification and added information to better 
support underwriting.  

 Design elements consistent with the new Loan Estimate and Closing Disclosure to enhance 
usability

Increase clarity and understanding

 Consumer-friendly and easier for borrowers to understand.  

 Aligned the form with the Loan Estimate and Closing Disclosure forms to achieve a consistent look 
and feel. 

Enhance data quality

 Each URLA field is associated with the most recent MISMO data standard (v3.4), developed and 
maintained by the industry, and aligned with other UMDP datasets. 

 Data consistency (from loan application to closing and delivery) will improve data quality 
throughout the mortgage lifecycle and enable more efficient data sharing among industry 
participants.

Improve risk assessment

 More robust and granular data will enhance underwriting analysis and provide greater certainty. 
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Overview

The URLA redesign and the development of ULAD is a component of the Uniform 

Mortgage Data Program (UMDP), and aligns with the UMDP’s focus on enhancing 

data quality, consistency, and clarity to strengthen the loan manufacturing process

This initiative comprises three related efforts: 

● Introduction of the redesigned URLA (Fannie Mae Form 1003/Freddie Mac Form 65)

● Addresses industry changes, including GSE-policy and HMDA changes

● Launched on August 23, 2016

● Creation of a MISMO® v3.4 dataset that maps to the URLA

● Provides lenders/vendors with data mapping information enabling MISMO compliant 

implementation of URLA data in industry supporting systems.  

● Implementation and collection of the ULAD through the GSEs’ separate automated 

underwriting systems (Desktop Underwriter ® and Loan Product AdvisorSM)

● No separate collection mechanism for the URLA

URLA

ULAD

AUS
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Industry Outreach

Collaboration with industry stakeholders has been a critical on-going 

activity throughout the project

● Outreach 

Includes:

● Data Survey

● Inter-agency 

meetings

● Usability Testing

● MISMO 

Collaboration

● Meetings with the 

Trades (ex. MBA)

● Webinars

● Conference 

Presentations
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Benefits to Borrowers

•Ease of use scores from borrowers were twice that of the current 
form

•Improves form navigation and adds white space and larger font

•Clearly shows borrowers the information used to qualify for a loan

Easier to 
Complete 

and Review

• Separates borrower and lender provided information

• Easier for borrowers to complete the form with minimal lender 
intervention

• One-borrower focus grants greater privacy to multiple borrowers

Simplifies the 
Application 

Process

•“I made fewer mistakes”

•“Keeps information private”

•“Makes review process cleaner” 

•“SURPRISE: took less time to complete than expected”

Borrower 
Comments 
on Single 

Form
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Benefits to Lenders

• Features new and updated information reflecting both GSE and other 
Agency policy and industry changes

• Removes information no longer used to qualify the borrower (such as auto 
make & model and borrower years of school)

More 
Relevant

• Flexible – acknowledges that not all loan applications are the same

• Displays information in an easier to read and complete format

• Clearly separates borrower- and lender-provided information

• Includes standard terms and definitions to promote common 
understanding

Easier to 
Use

• “Will speed up the origination process and allow more loans to be 
processed (less back and forth with consumer; red flags spotted more 
easily)”

• “A separate single borrower application is an improvement, less chance of 
missing or inaccurate information and easier to review”

• “Format is readable and usable”

Lender 
Comments
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URLA Redesign – 5 Flexible Components

Component Design Provides Maximum Flexibility

Unmarried 

Borrower 

Addendum

Additional 

Borrower 

Information

Continuation 

Sheet

Lender 

Information

Borrower 

Information

Lender 

Information

Borrower 

Information

Unmarried 

Borrower 

Addendum

Additional 

Borrower 

Information

Continuation 

Sheet

Used with every loan

Used as needed
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URLA Redesign – Dynamic URLA and Rendering 
Document

A Dynamic URLA and the URLA Rendering Document allows lenders and vendors 

the opportunity to tailor the URLA to their specific customers

Dynamic URLA

URLA 

Rendering 

Document

● The Dynamic URLA form accommodates one or two 

borrowers with variable appearance and length and gives 

users the ability to collapse sections that do not apply, 

add table rows to meet the unique requirements of each 

application, includes drop down menus, and calculates 

section totals 

● The Rendering Document describes form rendering 

design options and flexibilities applicable to all versions 

(and components) of the URLA
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URLA Redesign – Spanish Translation Aid

The Spanish Translation Aid is a non-executable URLA form translated in 

Spanish to assist Spanish-speaking borrowers with completing and 

understanding the form that will help improve homeownership for Spanish 

speaking borrowers

Demographic 

Information 

Addendum
Unmarried 

Borrower 

Addendum
Continuation 

Sheet
Additional 

Borrower 

Information Borrower 

Information
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Example 1: Current URLA – Borrower Information
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Example 1: Redesigned URLA – Borrower Information

Larger Font

Clarity on Multiple Borrowers

New Military Service

Relevant Contact Information

Clarity on

Current 

and 

Previous 

Housing

Easier to read and enter information
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Example 2: Current URLA – Borrower Employment 
Section
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Example 2: Redesigned URLA – Borrower Employment 
Section

● Clear data requirements for self-employed borrowers

● Greater transparency into borrower’s monthly income

● Flexibility to repeat or collapse sections as applicable to the transaction
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Example 3:  Current URLA – Assets and Liabilities 
Section

The assets and 

liabilities section is 

combined, has 

limited space for 

additional 

information, and 

forces the 

borrower to a 

continuation sheet 

in most cases.
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Example 3:  Redesigned URLA – Assets Section

● Assets and Liabilities 
are in separate 
sections for greater 
flexibility

● More guidance on 
types of assets and 
how to enter the 
information on the 
form

● Greater clarity on the 
kinds of assets a 
borrower may have

● Ability to add as many 
assets as needed

● Ability to indicate a 
borrower does not 
have additional assets



© 2016 Fannie Mae. Trademarks of Fannie Mae. 1610/26/2017

Example 3:  Redesigned URLA – Liabilities Section

● More guidance on 

types of liabilities and 

how to enter the 

information on the 

form

● Greater clarity on the 

kinds of liabilities a 

borrower may have

● Ability to add as 

many liabilities as 

needed

● Ability to indicate a 

borrower does not 

have liabilities
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Example 4:  Current URLA - REO Section
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Example 4:  Revised URLA - REO Section

Simplifies Net 

Rental 

Income by 

allowing 

Borrowers to 

enter their 

gross rents 

and Lenders 

can calculate 

the 

underwritten 

rent for 

investment 

properties

Borrowers can indicate no real estate owned

Borrowers can indicate debt 

free real estate owned

Borrowers can enter HELOC information
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Demographic Information of Borrower

Lenders are required to start collecting the Demographic Information for new loan applications starting on 
1/1/2018

OPTIONS:

●Use the current URLA 7/05 

(revised 6/09) with following 

stipulations:

●May put an ‘X’ , ‘leave blank’ or 

‘shade out’ the Information for 

Government Monitoring 

Purposes section; Add 

o Demographic Information 

Addendum page; OR

o CFPB’s Attachment A; OR

o Lender Custom Form with the 

new Demographic Information 

fields

●Optionally replace the 

Government Monitoring Purposes 

section with the Demographic 

Information section
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Demographic Information of Borrower
CFPB has introduced new and expanded race and ethnicity subcategories called “Demographic Information” 

(DI), which replaces the “Information for Government Monitoring Purposes” (GMI) section.

NOTE: HMDA Adjustments approved by MISMO include:

• Enumerations:  HMDA Race Designation Type:  Other Asian | Other Pacific Islander

• Data Points: HMDA Race Designation Other Asian Description  | HMDA Race Designation 

Other Pacific Islander Description
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URLA Comparison
Current                vs             Redesigned

Insert Presentation Title Here

Added Numbered Data Points

to both Current and Redesign
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URLA Comparison – Current vs Redesigned cont.

Insert Presentation Title Here
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Timing and Next Steps

2019 2020 and beyond …

7/1/20191/2019

DU / Early Check 

Integration test 

environment ready

DU/Early Check 

accepts DU Spec 

MISMO v3.4

 Old URLA forms 

no longer 

accepted

 DU 

Specification 

Transition 

Period End Date

 DU/Early Check 

Accepts ONLY 

DU/Early Check 

Transactions 

based on 

MISMO v3.4

2/2021

Industry may begin 

using Redesigned 

URLA 

DU/Early Check

Production accepts 

DU Spec MISMO 

v3.4, 1003 v3.2 flat 

file, and MISMO 

v2.3.1 file 

transactions

2/2020

 Lenders are required to 

use redesigned URLA 

for new loans

 New Applications (as of 

App Rec’d Date 2/2020  

must be submitted to DU 

using DU Spec MISMO 

v3.4.

 Pipeline loans (App 

Rec’d Dates < 2/2020) 

use the same formats as 

initially submitted.  (e.g., 

construction loans)

Pipeline Loans Transition Period 
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Questions

Email us at:

 ULAD@fanniemae.com

Visit the Fannie Mae’s URLA web page at:

https://www.fanniemae.com/singlefamily/uniform-residential-loan-application


