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Guide to Understanding
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Once a year, we are required by law to review your escrow account to determine if the escrow portion of your
monthly mortgage payment is sufficient to cover the annual requirements for your property taxes and/or

insurance. Increases or decreases to the escrow portion of your monthly mortgage payment are typically the
result of changes in your property taxes and/or insurance. The Escrow Account Disclosure Statement details

your escrow account changes and how it will impact your monthly mortgage payment for the next 12 months. 

Sample Escrow Statement
If your mortgage payment
amount changes after an

escrow analysis, you will need
to monitor it to ensure the
payment adjusts properly. 

Note for Automatic Payments:

This shows the estimated
escrow payments to and
from your account for the

upcoming year.

Required Low Balance
This shows the minimum

balance anticipated in your
escrow account. 

This section explains the surplus,
shortage and/or deficiency in

your account based on the
current escrow balance and your
projected balance. The surplus,

shortage and/or deficiency
amounts are typically due to

changes in property taxes and/or
insurance premiums. 

New Monthly Mortgage Payment
Your new monthly mortgage payment based on the new escrow payment
and any shortage and/or deficiency to be paid over the next 12 months 
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Sample Escrow Statement

View all of your escrow
activity from the prior year.  

Statement of Escrow
Account History

Paying the
Shortage/Deficiency in Full 

You have the option to pay your shortage and
deficiency in full by mailing a check for the full
amount by the due date listed. If you pay your
shortage/deficiency in full, your new monthly

payment is listed. 

Remittance coupon and full
shortage/deficiency payment can be mailed to: 

TopLine Financial Credit Union
Attn: Mortgage Servicing 
9353 Jefferson Highway 
Maple Grove, MN 55369
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Escrow Account Frequently Asked Questions
Q: What is an Escrow Account? 
A: It is a special account established to assure the following types of payments are managed and paid timely:
• Real estate taxes 
• Homeowners insurance 
• Flood insurance (if applicable)
• Private mortgage insurance (if applicable)

Q: What is an Escrow Analysis? 
A: An escrow analysis is an annual review of the amounts put into and paid out of your escrow account. This
review identifies if there is too much (surplus), too little (shortage) or a negative balance (deficiency) in your
account. The Annual Escrow Account Disclosure Statement we send you is the result of our analysis. 

Q: How is the lowest projected balance point determined? 
A: The low-point equals the lowest monthly escrow balance during the 12-month projection and is referred to
as escrow account cushion. An escrow cushion or required low balance is a portion of your monthly mortgage
payment that is set aside as an additional safeguard to cover unanticipated disbursements such as increases
in property taxes or insurance premiums. The maximum allowable cushion is equal to two months or one-
sixth of the annual escrow disbursements. Mortgage insurance (PMI) is not included in the required low-point
calculation. An escrow balance is projected for a 12-month period, assuming that TopLine Financial Credit
Union receives regular payments and makes regularly scheduled disbursements. 

Q: What is an escrow account projection? 
A: Escrow projection is an estimate of activity in your escrow account during the coming year. Escrow account
projection shows an estimate of deposits and payments including the possible due date and an estimated
account balance each month. The projection section of the Annual Escrow Account Disclosure Statement has
a summary of the new monthly payment amount. 

Q: Why did my monthly escrow payment increase? 
A: The monthly escrow payment amount may increase because the actual balance in your escrow account is
less than the amount of funds needed to pay your tax and insurance bills. This can occur as a result of: 
• An increase in your property tax assessment or insurance premium
• Actual deposit or payment from escrow is different from a previous estimate 
• Tax reassessment on new construction 

Q: If I choose to pay my entire shortage/deficiency in full, where do I send it? 
A: Please mail the remittance coupon and full shortage/deficiency payment to: 
TopLine Financial Credit Union
Attn: Mortgage Servicing 
9353 Jefferson Highway 
Maple Grove, MN 55369

Q: Will my payment amount remain the same if I pay my shortage/deficiency in full? 
A: No, however, paying you shortage/deficiency in full will minimize your payment increase. 


