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Dear Utah Homebuyer,

Thank you for taking the time to read this guide.

Whether you're looking to lower your monthly mortgage payment, reduce your interest rate, shorten your
loan term, eliminate mortgage insurance, access your home's equity, or improve your overall financial
strategy, this guide will help you understand your refinancing options and determine whether refinancing
is the right move for your situation.

This guide was created to explain how mortgage refinancing works, when it makes financial sense, the
different refinance programs available, and how to evaluate whether refinancing supports your short-
term and long-term financial goals.

Questions Homebuyers Ask

• Should I refinance now or wait?
• Will refinancing lower my monthly payment?
• How much will refinancing cost?
• Is a cash-out refinance a good idea?
• Can I eliminate mortgage insurance?
• How much equity do I need?
• How long will it take to recover my closing costs?

My Philosophy Is Simple
“Education comes before recommendations.”
 

Inside This Guide You'll Learn:

• How mortgage refinancing works
• Rate-and-term refinancing
• Cash-out refinancing
• When refinancing makes financial sense
• How to compare refinance options
• Understanding closing costs
• Home equity and loan-to-value (LTV)
• Refinancing to remove mortgage insurance
• Common refinancing myths
• Frequently asked questions
• Strategies to strengthen your long-term financial future

Whether your goal is to lower your payment, improve cash flow, consolidate debt, finance home
improvements, or pay off your mortgage sooner, my goal is to help you understand your options so you
can confidently choose the refinance strategy that best fits your financial goals.

Every homeowner's financial situation is unique. Refinancing isn't always the right decision—but when it
is, it can become one of the most valuable financial tools available.

Sincerely,

Tres Miller

Tres Miller
The Magic Mortgage Lender
TMiller@JMJ.Me
Residential Mortgage Loan Officer
NMLS #217768

✨ Magic Tip-
Many homeowners focus only on the interest rate when
considering a refinance. While rate is important, the best
refinance strategy also considers your monthly payment,
closing costs, how long you plan to stay in your home, available
equity, and your long-term financial goals. Sometimes the
smartest refinance isn't simply the lowest rate—it's the one
that best supports your overall financial plan.

WELCOME TO THE UTAH REFINANCE CONSUMER GUIDE

UtahHomeownershipAuthority.com •
435-229-9797 • Educational Guide • No
Sales Pressure • Personalized Advice
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Chapter 1

UNDERSTANDING MORTGAGE REFINANCING

"The best refinance isn't simply a lower interest rate—it's a mortgage strategy that supports your financial future."

Every successful refinance begins with understanding why you're refinancing.

Refinancing replaces your existing mortgage with a new loan that better aligns with your current financial goals.
Depending on your situation, refinancing may help lower your monthly payment, reduce your interest rate,
shorten your loan term, eliminate mortgage insurance, access your home's equity, or improve your overall
financial flexibility.

Not every homeowner benefits from refinancing. The right decision depends on factors such as your current
interest rate, available home equity, future plans, closing costs, and how long you expect to remain in the home.

Before exploring refinance options, costs, qualification requirements, and available loan programs, it's important
to understand how refinancing works and when it can be an effective financial strategy.
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Who May Benefit?

✓ Homeowners looking to lower their monthly
payment

✓ Homeowners wanting a lower interest rate

✓ Borrowers with increased home equity

✓ Homeowners wanting to remove mortgage
insurance

✓ Homeowners planning home improvements or
debt consolidation

✓ Homeowners looking to shorten their loan term

✨ Magic Tip-
Many homeowners believe refinancing is only worthwhile when interest rates drop significantly. In reality, refinancing
may also help eliminate mortgage insurance, shorten your loan term, improve monthly cash flow, or access home
equity. A refinance consultation can help you compare your options and determine whether refinancing supports your
long-term financial goals.

WHAT IS A MORTGAGE REFINANCE?

A mortgage refinance replaces your existing home
loan with a new mortgage that better fits your
current financial goals. Instead of purchasing
another home, refinancing allows homeowners to
improve the financing on the home they already
own by adjusting the interest rate, loan term,
monthly payment, or loan type.

Refinancing can help homeowners lower monthly
payments, reduce interest costs, eliminate
mortgage insurance, shorten the repayment
period, or access home equity for important
financial needs. Depending on your goals, a
refinance can become a valuable financial
planning tool rather than simply replacing one
mortgage with another.

Key Features

• Replaces your existing mortgage with a new loan
• May lower your monthly mortgage payment
• May reduce your interest rate
• Cash-out refinancing may provide access to
home equity
• May eliminate Private Mortgage Insurance (PMI)
• Can shorten or extend your repayment term
• Available for primary residences, second homes,
and investment properties (subject to loan
program guidelines)
• Fixed-rate and adjustable-rate refinance options
available

Millions of Americans refinance their mortgages to lower payments, improve cash flow, reduce interest costs, and strengthen their long-term financial future.
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GOAL REVIEW

Review your current
mortgage, payment,
interest rate, remaining
loan term, and reasons
for considering a
refinance.

APPLICATION

Submit your refinance
application and provide
income, asset,
employment, and
mortgage documentation

CLOSING

Sign your final refinance
documents, pay off your
existing mortgage, and
begin your new loan terms.

VALUATION &
UNDERWRITING

Your lender reviews your
property value, credit,
income, assets, and loan
qualifications.

✨ Magic Tip-
A refinance should have a clear purpose. Before moving forward, understand your closing costs, break-even point,
monthly savings, available equity, and how the new loan supports your long-term financial goals.

HOW A MORTGAGE REFINANCE WORKS

How It Works
Every homeowner's refinance journey is unique, but the basic refinance
process follows a similar path from application to closing.

The process begins by reviewing your financial information and reviewing
your current mortgage and working with your mortgage professional to
define your refinance goals. Once you're pre-approved, you can confidently
compare refinance options and determine which loan best supports your
financial goals. After your offer is accepted, the property is appraised and
your loan is reviewed through underwriting. When everything is approved,
you'll sign your final documents, your previous mortgage is paid off and
your new loan begins.
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✨ Magic Tip-
Many homeowners wait for the “perfect” interest rate before reviewing their refinance options. A better approach is
to compare your current loan, available equity, monthly payment, closing costs, and long-term goals to see whether
refinancing makes financial sense now.

Did You Know?

Many homeowners
assume refinancing only
makes sense when
interest rates drop.

In reality, refinancing may
also help remove
mortgage insurance,
access home equity,
shorten your loan term,
consolidate debt, or
improve your long-term
mortgage strategy.

WHO QUALIFIES FOR A REFINANCE?
Refinance Qualification Requirements

To qualify for a refinance, homeowners generally must
meet lender underwriting guidelines and have a
refinance goal that fits their financial situation, property
value, available equity, and loan program requirements.

🏠 Own a property that meets lending guidelines

 💳 Meet the lender’s credit requirements

 💰 Have sufficient home equity or loan-to-value      
eligibility

 📋 Demonstrate stable income and employment

 📊 Meet acceptable debt-to-income (DTI)
guidelines

 ✅ Successfully complete the lender’s underwriting
process

Common Refinance Options

• Rate-and-term refinance

 • Cash-out refinance

 • Conventional refinance

 • FHA refinance

 • VA refinance

 • Jumbo refinance

 • Refinance to remove mortgage
insurance

 • Shorter-term refinance
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✨ Magic Tip-
Don't focus solely on the interest rate. The best refinance considers your monthly savings, closing costs, home equity,
loan term, and how long you plan to stay in your home before making a decision.

Interest Rate
 ↓

Remaining Loan Balance
 ↓

Home Equity
 ↓

Loan Term
 ↓

Closing Costs
 ↓

Potential Monthly Savings

HOW MUCH CAN I SAVE BY REFINANCING?

Five Factors That Determine Available Funds

💲 Interest Rate
The interest rate on your new loan plays a major role
in determining your monthly payment and the total
interest you'll pay over time.

🏦 Remaining Loan Balance
Your current mortgage balance affects how much
interest you may save and whether refinancing
makes financial sense.

🏠 Home Equity
The amount of equity you've built can influence
available refinance options, loan approval, and
whether mortgage insurance can be removed.

📅 Loan Term
Choosing a shorter or longer loan term affects both
your monthly payment and the total interest paid
over the life of the loan.

💵 Closing Costs
Understanding your closing costs helps determine
how long it will take for your refinance savings to
recover those upfront expenses.

Refinance Questions 

Every refinance is different because every
homeowner's financial situation is unique. Your
potential savings depend on factors such as
your current interest rate, remaining loan
balance, available home equity, loan term,
closing costs, and how long you plan to stay in
your home.

While many homeowners refinance to reduce
their monthly payment, others refinance to
shorten their loan term, eliminate mortgage
insurance, consolidate debt, or access home
equity. The right refinance strategy depends on
your individual financial goals.

Important to Remember
✓ Every refinance should support your long-term
financial goals.
✓ Compare your monthly savings with your
closing costs before refinancing.
✓ A refinance review can help determine your
break-even point.
✓ Every homeowner's financial situation is unique.
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📉 LOWER YOUR MONTHLY PAYMENT

Best For
• Homeowners seeking lower monthly payments
• Reducing monthly housing expenses
• Improving monthly cash flow
• Long-term budget planning

Things to Know
• Lower payments may extend the loan term
• Interest savings vary by borrower
• Qualification requirements apply

💰 RATE-AND-TERM REFINANCE

Best For
• Lowering your interest rate
• Reducing your monthly payment
• Changing your loan term

Things to Know
• Replaces your current mortgage
• May reduce long-term borrowing costs
• Subject to lender qualification

✨ Magic Tip-

Refinancing isn't just about getting a lower interest rate.
The best refinance strategy considers your monthly
payment, closing costs, available home equity, loan
term, and long-term financial goals to determine
whether refinancing truly benefits your financial future.

🏠 CASH-OUT REFINANCE

Best For
• Home improvements
• Debt consolidation
• Education expenses
• Major financial goals

Things to Know
• Uses available home equity
• Requires sufficient equity
• Property appraisal may be required

📅 SHORTEN YOUR LOAN TERM

Best For
• Paying off your mortgage sooner
• Reducing total interest paid
• Building equity faster
• Long-term financial planning

Things to Know
• Monthly payments may increase
• Interest savings may be substantial
• Qualification requirements apply

COMMON WAYS TO USE A REFINANCE
How Can You Use a Refinance?

One of the greatest advantages of refinancing is its flexibility. A refinance can help homeowners lower their monthly
payment, reduce their interest rate, eliminate mortgage insurance, access home equity, or better align their mortgage
with their current financial goals.

Refinancing offers several strategies designed to meet different homeowner needs. Depending on your situation, the
right refinance option can improve monthly cash flow, reduce long-term borrowing costs, or provide access to funds
for important financial priorities.
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📉 LOWER MONTHLY PAYMENTS

Many homeowners refinance to reduce
their monthly mortgage payment,
improving cash flow and creating greater
financial flexibility.

✨ Magic Tip-

Many homeowners focus only on today's interest rate
when considering a refinance. A better comparison
includes your monthly payment, closing costs, available
equity, loan term, break-even point, and long-term
financial goals to determine whether refinancing truly
benefits you.

💰 LOWER INTEREST RATE

Reducing your interest rate may
decrease your monthly payment and
lower the total amount of interest paid
over the life of your loan.

🏠 ACCESS HOME EQUITY
A cash-out refinance allows qualified
homeowners to use available equity for
home improvements, debt consolidation,
education expenses, or other financial
goals.

🛡 REMOVE MORTGAGE INSURANCE

If you've built sufficient equity,
refinancing into a conventional loan may
eliminate Private Mortgage Insurance
(PMI), reducing your monthly payment.

📅 SHORTEN YOUR LOAN TERM
Refinancing into a shorter loan term can
help you build equity faster and pay off
your mortgage sooner while reducing
long-term interest costs.

📈 BUILD LONG-TERM WEALTH
As you make mortgage payments and
your property's value grows, you build
home equity that may provide financial
flexibility and future borrowing
opportunities.

WHY HOMEOWNERS CHOOSE TO REFINANCE
Why Homeowners Choose to Refinance
Mortgage refinancing gives homeowners the opportunity to improve their existing home loan without moving. Whether
your goal is to lower your monthly payment, reduce your interest rate, shorten your loan term, eliminate mortgage
insurance, or access home equity, refinancing can become an important financial planning tool.

Every homeowner's financial situation is different. The right refinance strategy depends on your current mortgage,
available equity, financial goals, and how long you plan to remain in your home. Understanding your options helps you
make confident, informed decisions.

Refinancing gives homeowners the opportunity to improve
their mortgage as financial needs change over time.
Whether your goal is lowering payments, accessing equity,
or paying off your home sooner, choosing the right
refinance strategy can strengthen your overall financial
future.
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📄 PROVIDE COMPLETE DOCUMENTATION

Submit requested income, employment, asset,
and mortgage information promptly to help
keep your refinance moving smoothly.

✨ Magic Tip-

The best refinance is one that continues benefiting you
long after closing. Staying organized, making payments
on time, and reviewing your mortgage as your financial
goals evolve can help maximize the long-term value of
your refinance.

🛡️ Maintain Homeowners Insurance

Keep adequate homeowners insurance in force
throughout the life of your loan to help protect
both your home and your investment.

💳 CONTINUE MAKING PAYMENTS
Continue making payments on your existing
mortgage until your lender confirms your
refinance has officially funded and your
previous loan has been paid off.

🧾 REVIEW YOUR CLOSING DOCUMENTS
Carefully review your Closing Disclosure, loan
terms, payment amount, and escrow
information before signing your final
documents.

📞 COMMUNICATE IF YOUR SITUATION CHANGES

Notify your lender promptly if your
employment, income, or financial situation
changes during the refinance process.

🏠 MANAGE YOUR NEW MORTGAGE

After closing, make payments on time, maintain
your property, and periodically review your
mortgage to ensure it continues supporting
your financial goals.

YOUR RESPONSIBILITIES DURING AND AFTER A REFINANCE
Understanding Your Responsibilities Throughout the Refinance Process

Refinancing is an important financial decision that requires preparation before closing and
responsible mortgage management afterward. Understanding your responsibilities throughout the
process helps ensure your refinance supports your long-term financial goals.

A successful refinance doesn't end when you sign the closing documents. Making on-time
payments, maintaining your property, and reviewing your mortgage periodically can help you
maximize the long-term benefits of your new loan.
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📄 REFINANCE CLOSING

Once all refinance documents are signed and
the required rescission period has passed (when
applicable), your new mortgage pays off your
existing loan and officially takes effect.

✨ Magic Tip-
Before making your first payment, verify the payment amount, due date, loan servicer, and whether your new
payment includes escrow for property taxes and homeowners insurance. Understanding your new mortgage helps
you budget with confidence and take full advantage of your refinance.

📅 FIRST NEW MORTGAGE PAYMENT

Your first payment on the new loan is generally
due the month after closing, depending on
your closing date. Your loan servicer will notify
you of the payment amount and due date.

💳 MONTHLY MORTGAGE PAYMENTS
Continue making your new mortgage payment
on time each month. Consistent, on-time
payments help protect your credit, build home
equity, and support your long-term financial
goals.

🎯 START ENJOYING THE BENEFITS
Whether your goal was a lower payment,
reduced interest rate, access to home equity,
or a shorter loan term, your refinance is
designed to help improve your overall financial
strategy.

WHEN DO I START SEEING REFINANCE BENEFITS
Understanding Your New Mortgage After Closing

A refinance replaces your existing mortgage with a new loan, and your new loan terms begin after your refinance closes.
Understanding what happens after closing helps you prepare for your first payment and begin enjoying the benefits of your
new mortgage.

Your refinance may change your monthly payment, interest rate, loan term, escrow account, or mortgage insurance. Knowing
when these changes take effect helps you manage your finances with confidence and avoid surprises.

Making your new mortgage payment on time each month is one of the best ways to protect your credit, build equity, and
maximize the long-term benefits of refinancing.
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✨ Magic Tip-

The best refinance decision comes from comparing the full
picture: payment, costs, equity, loan term, break-even point,
and long-term goals.

COMMON MYTHS ABOUT REFINANCING

Separating Fact From Fiction

Refinancing can be a powerful financial tool, but many homeowners misunderstand when it helps, what it
costs, and how it affects their mortgage. Understanding the facts can help you decide whether refinancing
supports your financial goals.

MYTH #1
❌ Myth: Refinancing only makes sense when interest rates drop.
✅ Fact: A refinance may also help remove mortgage insurance, access home equity, shorten
your loan term, consolidate debt, or improve cash flow.

MYTH #2
❌ Myth: Refinancing is always free.
✅ Fact: Most refinances include closing costs. The key is determining whether the long-term
benefit outweighs the upfront expense.

MYTH #3
❌ Myth: A lower payment always means a better loan.
✅ Fact: A lower payment may help monthly cash flow, but it can also extend your loan term.
Always compare total cost, not just payment.

MYTH #4
❌ Myth: You must restart at 30 years.
✅ Fact: Many homeowners choose shorter terms, custom terms, or refinance strategies
designed to keep them on track.

MYTH #5
❌ Myth: Cash-out refinancing is always a bad idea.
✅ Fact: Using equity wisely may help with home improvements, debt consolidation, or major
financial goals when the numbers make sense.
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✨ Magic Tip-

A refinance should solve a specific problem or support
a clear financial goal. Before moving forward, compare
your savings, costs, equity, loan term, and future plans.

FREQUENTLY ASKED QUESTIONS

Frequently Asked Questions

Every homeowner’s refinance situation is different. Below are answers to some of the questions I hear most
often from homeowners considering a mortgage refinance.

QUESTION 1
WHEN DOES REFINANCING MAKE SENSE?
Refinancing may make sense when it lowers your payment, reduces long-term interest, removes mortgage
insurance, accesses equity, or better aligns your mortgage with your financial goals.

QUESTION 2
HOW MUCH DOES REFINANCING COST?
Costs vary by loan program, lender, property, and loan size. A refinance review should compare closing
costs against monthly savings and long-term benefits.

QUESTION 3
WHAT IS A BREAK-EVEN POINT?
Your break-even point is how long it takes for your monthly savings to recover your refinance closing costs.
This helps determine whether the refinance is worthwhile.

QUESTION 4
CAN I GET CASH OUT WHEN I REFINANCE?
Yes, if you have sufficient equity and qualify under lender guidelines. Cash-out funds may be used for
home improvements, debt consolidation, or other financial goals.

QUESTION 5
CAN REFINANCING REMOVE MORTGAGE INSURANCE?
Sometimes. If you have enough equity, refinancing into a conventional loan may allow you to remove
Private Mortgage Insurance (PMI).

QUESTION 6
WILL REFINANCING HURT MY CREDIT?
A refinance may involve a credit inquiry and a new loan account, but responsible payments on the new
mortgage can support long-term credit health.
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✨ Magic Tip-
The best refinance option depends on what you want to
accomplish. Lowering your payment, accessing equity,
removing mortgage insurance, and shortening your term
are different goals—and they may require different
refinance strategies.

A RATE-AND-TERM REFINANCE MAY BE BEST IF 

• Want to lower your interest rate.
 • Want to reduce your monthly payment.
 • Want to shorten or adjust your loan term.
 • Want to remove mortgage insurance.
 • Do not need cash back at closing.

A CASH-OUT REFINANCE MAY BE BEST IF YOU:

• Want to access available home equity.
 • Need funds for home improvements.
 • Want to consolidate higher-interest debt.
 • Have sufficient equity to qualify.
 • Want to use home equity strategically.

Feature Rate-and-Term Cash-Out
Government-Backed

Refinance

Main Goal Improve existing loan
terms

Access home equity Simplify refinancing

Cash Back Usually no Yes, if eligible Usually limited

Equity Needed Varies More equity required Program-specific

Appraisal Often required Usually required May be waived

Best For Lower payment or
better terms

Equity access Simpler refinance

REFINANCE OPTIONS COMPARED
Choosing the Right Refinance Strategy

There is no single refinance option that is right for every homeowner. Rate-and-term, cash-out, FHA, VA, and
conventional refinance options each serve different goals depending on your current loan, available equity, credit
profile, and long-term plans.

Understanding the differences between these options helps you choose a refinance strategy that supports both your
current needs and your future financial goals
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✨ Magic Tip-

Neither refinance option is automatically
better. The right choice depends on whether
your goal is saving money on your mortgage,
improving monthly cash flow, or using home
equity for a specific financial purpose.

RATE-AND-TERM REFINANCE
Best For
✓ Lowering your interest rate
 ✓ Reducing your monthly payment
 ✓ Shortening your loan term
 ✓ Removing mortgage insurance
 ✓ Improving your loan structure

Things to Consider
• Usually little or no cash back.
 • Closing costs may apply.
 • Savings depend on rate, term, and costs.

CASH-OUT REFINANCE

Best For
✓ Home improvements
 ✓ Debt consolidation
 ✓ Education expenses
 ✓ Major financial needs
 ✓ Strategic use of home equity

Things to Consider
• Increases your loan balance.
 • Requires sufficient equity.
 • Should support a clear financial goal.

Feature Rate-and-Term Cash-Out

Main Purpose Improve loan terms Access home equity

Cash Back Usually limited Yes, if eligible

Loan Balance Often similar Usually increases

Equity Required Varies More equity required

Best For
Lower payment or shorter
term

Home improvements or debt
strategy

RATE-AND-TERM VS. CASH-OUT REFINANCE

Understanding the Differences

Rate-and-term and cash-out refinancing are two of the most common refinance strategies. Both replace your existing mortgage, but
they are used for different reasons.

Understanding the difference helps you decide whether your main goal is improving your current loan terms or using available
home equity to support another financial goal.
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🏡 Scenario 1 – Lower Monthly Payment

Michael purchased his home several years ago
when interest rates were higher. After reviewing
his options, he refinances into a lower interest
rate, reducing his monthly mortgage payment
and improving his monthly cash flow.

✨ Magic Tip-

No two homeowners refinance for exactly the same
reasons. Your current mortgage, available equity,
financial goals, and how long you plan to remain in
your home all help determine which refinance
strategy provides the greatest value.

💰 Scenario 2 – Cash-Out Refinance

Mark and Sarah have built significant equity in
their home. They use a cash-out refinance to
remodel their kitchen while still maintaining a
comfortable monthly mortgage payment.

📅 Scenario 3 – Shorter Loan Term

David wants to become mortgage-free before
retirement. He refinances into a 15-year
mortgage, allowing him to build equity faster
and reduce the total interest paid over the life
of the loan.

🛡 Scenario 4 – Remove Mortgage Insurance

Jennifer's home has increased in value, and she
has built enough equity to refinance into a
conventional loan that eliminates Private
Mortgage Insurance (PMI), lowering her monthly
payment.

REAL-LIFE REFINANCE SCENARIOS

Refinancing in Action

Every homeowner's financial situation is unique. Refinancing offers flexible solutions that can help
reduce monthly payments, improve cash flow, access home equity, or support long-term financial
goals. Here are a few examples of how refinancing may benefit different homeowners.
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Ways Refinancing Can Help

📉 Lower your monthly payment
💰 Reduce your interest rate
🏡 Access home equity
🛡 Remove mortgage insurance
📅 Shorten your loan term
📈 Improve long-term financial flexibility

✨ Magic Tip-

Think beyond today's interest rate. The best refinance supports your financial goals not only this year, but for many
years to come.

Long-Term Benefits

• Improved monthly cash flow
• Lower lifetime interest costs
• Greater financial flexibility
• Increased home equity
• Better alignment with financial goals
• Stronger long-term financial position

MAKING THE MOST OF YOUR REFINANCE

Using Refinancing Strategically

A refinance can do much more than lower your interest rate. When used strategically, it can
improve monthly cash flow, reduce long-term borrowing costs, eliminate mortgage insurance, or
help support other important financial goals.
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✨ Magic Tip-

The goal isn't simply refinancing—it's choosing a mortgage strategy that better supports your financial future.

YOUR NEXT STEPS
✓ Review your current mortgage.

✓ Estimate your available home equity.

✓ Compare available refinance options.

✓ Review your financial goals.

✓ Calculate your break-even point.

✓ Schedule your personalized Refinance
Consultation.

IS REFINANCING RIGHT FOR YOU?

Ask Yourself These Questions

A refinance may be a good financial decision if you answer "Yes" to several of these questions.

✓ Would lowering my monthly payment improve my budget?

✓ Could I benefit from a lower interest rate?

✓ Have I built enough equity to improve my mortgage?

✓ Would removing mortgage insurance save money?

✓ Do I plan to remain in my home long enough to recover my closing costs?

✓ Would a shorter loan term help me reach my financial goals?

✓ Do I want to compare all available refinance options before making a decision?
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"The best mortgage decision is an informed
mortgage decision."

— Tres Miller

I believe every homebuyer deserves honest
education, clear answers, and professional
guidance—not sales pressure.

My commitment is to help you understand every
available mortgage option so you can make
informed decisions with confidence. Whether
you choose a conventional loan or another
mortgage program, my goal is to help you select
the mortgage strategy that best supports your
family, your finances, and your future.

MEET TRES MILLER

Helping Utah Families Make Confident Home Financing Decisions Since 1994

Why I Do This

Refinancing isn't about replacing one mortgage with
another—it's about creating a better financial future.
Helping homeowners understand their options and make
confident refinancing decisions has been one of the most
rewarding parts of my career.
.

My Philosophy:
"Education comes before recommendations. The

best mortgage decision is always an informed one."

My Story

For more than 30 years, I've helped Utah homeowners
improve their mortgage strategies through thoughtful
refinancing solutions. Whether your goal is lowering your
monthly payment, reducing your interest rate, eliminating
mortgage insurance, accessing home equity, or preparing
for retirement, my focus has always been education first.

I believe every homeowner deserves honest education,
clear answers, and professional guidance—not sales
pressure. Every refinance should support your long-term
financial goals and provide lasting value for you and your
family.

As The Magic Mortgage Lender and a U.S. Army Veteran, I
work to simplify refinancing so homeowners feel informed
and confident before making one of their most important
financial decisions.

Experience
✔ The Magic Mortgage Lender Since 1994
✔ U.S. Army Veteran
✔ Licensed Mortgage Loan Originator
✔ Conventional • FHA • VA • Reverse Mortgage Specialist
✔ VA Loan Specialist
✔ Reverse Mortgage Specialist
✔ Conventional, USDA, Jumbo & Refinance Financing
✔ Serving Utah Homeowners Since 1994
✔ Home Financing Education Specialist

Contact Tres Miller
📞 435-229-9797
🌐 UtahHomeownershipAuthority.com
📧 TMiller@JMJ.Me
📍 Serving Homeowners Throughout Utah

Schedule Your Free
Refinance Consultation

The Magic Mortgage Lender • U.S.
Army Veteran • Residential Mortgage

Loan Officer
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✨ Magic Tip-

Understanding refinance terminology
helps you compare loan options, ask
better questions, and make informed
financial decisions with confidence.

REFINANCE & MORTGAGE GLOSSARY

Appraisal – An estimate of your home's
current market value.

Break-Even Point – The amount of time it
takes for refinance savings to recover
closing costs.

Cash-Out Refinance – A refinance that
allows qualified homeowners to access a
portion of their home equity as cash.

Closing Costs – Fees associated with
completing a refinance transaction.

Escrow Account – An account used to
pay property taxes and homeowners
insurance.

Equity – The difference between your
home's value and the amount you owe
on your mortgage.

Interest Rate – The cost of borrowing
money expressed as a percentage.

Loan-to-Value (LTV) – The relationship
between your mortgage balance and
your home's value.

Private Mortgage Insurance (PMI) –
Insurance that may be required on
some loans with limited equity.

Rate-and-Term Refinance – A refinance
that changes your interest rate, loan
term, or both without providing
significant cash back.

Underwriting – The lender's review of
your financial qualifications.

Loan Servicer – The company
responsible for collecting your monthly
mortgage payments.

Understanding Common Refinance & Mortgage Terms
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✨ Magic Tip-

Preparing for your refinance consultation helps your loan officer evaluate your current mortgage, compare
available refinance options, and recommend strategies that best support your financial goals.

Preparing for Your Consultation

Preparing before your refinance consultation helps make the process
more productive. This worksheet is designed to organize your
mortgage information, identify your financial goals, and ensure your
questions are answered during your personalized refinance review.

Property Address_________________________________________

Estimated Current Home Value__________________________

Current Mortgage Balance ______________________________

Desired Monthly Mortgage Payment____________________

Current Property

☐ Single-Family Home

☐ Condominium

☐ Townhome

☐ Manufactured Home

☐ Other _____________

YOUR REFINANCE GOALS

☐ Lower my monthly payment

☐ Lower my interest rate

☐ Shorten my loan term

☐ Access home equity

☐ Remove mortgage insurance

☐ Consolidate debt

☐ Finance home improvements

☐ Other ________________

QUESTIONS I'D LIKE ANSWERED

______________________________________

______________________________________

______________________________________

DOCUMENTS TO BRING
✔ Government-issued Photo ID
✔ Recent Pay Stubs (30 days)
✔ W-2s or Tax Returns (if requested)
✔ Recent Bank Statements
✔ Current Mortgage Statement
✔ Homeowners Insurance Information
✔ Property Tax Information
✔ A List of Questions You Want
Answered

CONSULTATION PREPARATION WORKSHEET

Prepare for Your Personalized Refinance Consultation
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✨ Magic Tip-

A successful refinance isn't simply about lowering your interest rate—it's about improving your overall financial
position. Taking time to compare your options today can create meaningful benefits for years to come.

TRUSTED RESOURCES

Utah Homeownership Authority
Educational consumer guides, mortgage
calculators, educational videos, articles, and
trusted home financing resources for Utah
homeowners.

Consumer Financial Protection Bureau (CFPB)
Find educational resources about mortgages,
refinancing, budgeting, credit, and
homeownership.

AnnualCreditReport.com
Access your free annual credit reports to
better understand your credit profile before
refinancing.

The Magic Mortgage Lender
Personalized refinance education and guidance
to help you make informed mortgage decisions
with confidence.

BEFORE YOU DECIDE

✔ Compare several refinance strategies.

✔ Calculate your break-even point.

✔ Review your total monthly housing costs.

✔ Understand your available home equity.

✔ Ask every question you have.

✔ Choose the refinance strategy that best
 supports your financial goals.

NEXT STEPS & TRUSTED RESOURCES

Moving Forward with Confidence

Refinancing can be one of the most valuable financial
decisions you make when it supports your long-term goals.
This guide has introduced the fundamentals of refinancing,
but every homeowner's financial situation is unique.

Taking time to understand your options, compare refinance
strategies, and review your long-term objectives can help
you make confident decisions that strengthen your financial
future.

YOUR NEXT STEPS

✔ Review your current mortgage.
✔ Estimate your available home equity.
✔ Compare available refinance options.
✔ Calculate your break-even point.
✔ Review your long-term financial goals.
✔ Schedule your personalized Refinance Consultation.

Ready to Take the Next Step? 
Schedule Your Free Refinance Consultation
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✨ Magic Tip-

The most successful homeowners aren't necessarily those with the lowest interest rate—they're the ones who
understand their mortgage, make informed refinancing decisions, and build long-term financial confidence
through education.

THANK YOU FOR READING
Thank You

Thank you for taking the time to read The Utah Refinance
Consumer Guide.

I hope this guide has helped you better understand how
refinancing works and when it may help you achieve your financial
goals.

Refinancing is more than replacing one mortgage with another—it's
about improving your financial future. Whether your goal is
lowering your monthly payment, reducing your interest rate,
accessing home equity, removing mortgage insurance, or paying off
your home sooner, understanding your options allows you to make
confident decisions.

My goal has always been to provide honest education, answer your
questions, and help you evaluate every refinance strategy without
pressure. Every homeowner's situation is unique, and the best
refinance is the one that supports your long-term financial goals.

As both The Magic Mortgage Lender and a U.S. Army Veteran, I
believe trusted guidance begins with education.

"Education comes before recommendations."

If I can answer your questions or help you review your current
mortgage, I would be honored to assist you.

Helping Utah homeowners make informed refinance decisions for
more than 30 years.

Contact Information
Tres Miller
The Magic Mortgage Lender
Residential Mortgage Loan Officer
U.S. Army Veteran
NMLS #217768
📞 435-229-9797
📧 TMiller@JMJ.Me
🌐 UtahHomeownershipAuthority.com

"Education comes before recommendations."
— Tres Miller 

The best mortgage decision is always an informed one.

Helping individuals and families make confident home financing decisions for more than 30 years.

Schedule Your Free Refinance Consultation

To every Utah homeowner considering refinancing—thank you for taking the time to learn more about your mortgage
options. I wish you success as you work toward your financial goals.

Page 25 The Utah Refinance Consumer GuideEducational Consumer Guide • Utah Homeownership Authority • The Utah Refinance Consumer Guide


	THE REFINANCE        CONSUMER GUIDE
	Helping Utah Homeowners Lower Payments,  Access Equity,  and Achieve Their Financial Goals
	Lower Payments • Shorten Your Loan • Access Home Equity • Build Financial Freedom
	NMLS #217768


	PUBLICATION INFORMATION
	The Utah Refinance Consumer Guide
	Part of the Utah Homeownership Authority Consumer Education Series
	Prepared by
	Tres Miller
	The Magic Mortgage Lender
	Residential Mortgage Loan Officer Since 1994
	U.S. Army Veteran
	NMLS #217768
	UtahHomeownershipAuthority.com
	435-229-9797
	TMiller@JMJ.Me
	This guide has been prepared for educational purposes only and should not be considered legal, tax, financial, or lending advice.
	Mortgage programs, underwriting guidelines, interest rates, loan limits, and eligibility requirements change over time. Qualification is subject to lender approval, income, credit, assets, property requirements, and applicable federal and state regulations.
	Every homeowner's financial situation is unique. Before making refinancing decisions, consult with qualified mortgage, tax, and financial professionals regarding your specific circumstances.
	This publication is designed to help Utah homeowners make informed mortgage decisions through education—not sales pressure.
	First Edition Version 1.0 July 2026  UtahHomeownershipAuthority.com
	© 2026 Utah Homeownership Authority. All Rights Reserved. First Edition



	FRONT MATTER

	WRAPPING UP
	WELCOME TO THE UTAH REFINANCE CONSUMER GUIDE
	My Philosophy Is Simple


	UNDERSTANDING MORTGAGE REFINANCING
	Who May Benefit?
	GOAL REVIEW
	APPLICATION
	VALUATION & UNDERWRITING
	CLOSING


	WHO QUALIFIES FOR A REFINANCE?
	Refinance Qualification Requirements
	To qualify for a refinance, homeowners generally must meet lender underwriting guidelines and have a refinance goal that fits their financial situation, property value, available equity, and loan program requirements.
	🏠 Own a property that meets lending guidelines
	💳 Meet the lender’s credit requirements
	💰 Have sufficient home equity or loan-to-value      eligibility
	📋 Demonstrate stable income and employment
	📊 Meet acceptable debt-to-income (DTI) guidelines
	✅ Successfully complete the lender’s underwriting process

	Common Refinance Options
	• Rate-and-term refinance
	• Cash-out refinance
	• Conventional refinance
	• FHA refinance
	• VA refinance
	• Jumbo refinance
	• Refinance to remove mortgage insurance
	• Shorter-term refinance
	Did You Know?
	Many homeowners assume refinancing only makes sense when interest rates drop.
	In reality, refinancing may also help remove mortgage insurance, access home equity, shorten your loan term, consolidate debt, or improve your long-term mortgage strategy.
	✨ Magic Tip- Many homeowners wait for the “perfect” interest rate before reviewing their refinance options. A better approach is to compare your current loan, available equity, monthly payment, closing costs, and long-term goals to see whether refinancing makes financial sense now.



	💲 Interest Rate
	🏦 Remaining Loan Balance
	🏠 Home Equity
	📅 Loan Term
	💵 Closing Costs


	COMMON WAYS TO USE A REFINANCE
	📉 LOWER YOUR MONTHLY PAYMENT
	Best For
	Things to Know

	💰 RATE-AND-TERM REFINANCE
	Best For
	Things to Know

	🏠 CASH-OUT REFINANCE
	Best For
	Things to Know

	📅 SHORTEN YOUR LOAN TERM
	Best For
	Things to Know


	WHY HOMEOWNERS CHOOSE TO REFINANCE
	📉 LOWER MONTHLY PAYMENTS
	💰 LOWER INTEREST RATE
	🏠 ACCESS HOME EQUITY
	📅 SHORTEN YOUR LOAN TERM
	🛡 REMOVE MORTGAGE INSURANCE
	📄 PROVIDE COMPLETE DOCUMENTATION
	🛡️ Maintain Homeowners Insurance
	💳 CONTINUE MAKING PAYMENTS
	🧾 REVIEW YOUR CLOSING DOCUMENTS
	📞 COMMUNICATE IF YOUR SITUATION CHANGES
	🏠 MANAGE YOUR NEW MORTGAGE
	📄 REFINANCE CLOSING
	📅 FIRST NEW MORTGAGE PAYMENT
	💳 MONTHLY MORTGAGE PAYMENTS
	🎯 START ENJOYING THE BENEFITS
	MYTH #1
	MYTH #2
	MYTH #3
	MYTH #4
	MYTH #5
	QUESTION 1
	QUESTION 2
	QUESTION 3
	QUESTION 4
	QUESTION 5
	QUESTION 6
	A RATE-AND-TERM REFINANCE MAY BE BEST IF
	A CASH-OUT REFINANCE MAY BE BEST IF YOU:

	RATE-AND-TERM VS. CASH-OUT REFINANCE
	RATE-AND-TERM REFINANCE
	CASH-OUT REFINANCE


	REAL-LIFE REFINANCE SCENARIOS
	🏡 Scenario 1 – Lower Monthly Payment
	📅 Scenario 3 – Shorter Loan Term
	💰 Scenario 2 – Cash-Out Refinance
	🛡 Scenario 4 – Remove Mortgage Insurance
	Ways Refinancing Can Help
	Long-Term Benefits

	MEET TRES MILLER
	Why I Do This
	My Philosophy:
	My Story
	DOCUMENTS TO BRING
	Ready to Take the Next Step?
	Schedule Your Free Refinance Consultation

	YOUR NEXT STEPS
	Utah Homeownership Authority
	Consumer Financial Protection Bureau (CFPB)
	AnnualCreditReport.com
	The Magic Mortgage Lender

	BEFORE YOU DECIDE


