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Welcome To PEMCO, Ltd.
Pacific Engineering Management Company
- HUD California M&M CONTRACTOR -

PEMCO, Ltd. provides technical semvikedields of Engineering & Construction, Facilities Operating &
Maintenance, and Real Estate Management Services throughout Hawaii, the Pacific Islands, Asia, ar
Mainland United States.

Clients of PEMCO, Ltd. include both-gettatecompasi and building owners, and {selbtior
governmental agencies and institutions.

Built on a solid history of exemplary service throughout the Pacific, PEMCO continues to move forwz
its pursuit of excellence in all aspects of business, andhbasrbdenith numerous awards for its
business endeavors and achievements.

A Brief History

After a successful engineering and management career, Mr. John Yamamoto decided to make Haw:e
permanent home and founded his company, PEMCO, Ltd tlinalB&de Bfierating contract for the

U.S. Navy in Pearl Harbor and a handful of cherished clients, PEMCO, Ltd.'s history began.

In the early 1990s, as outsourcing became attractive for many organizations, PEMCO, Ltd. expand
services to include F#esl Maintenance & Repair and Operations Support services. In addition to
servicing numerous private clients, the company won and successfully compleggghrmany multi

contracts with the United States Department of Defense.

Soon after, the U.S. Depanrtraf Housing and Urban Development began outsourcing the management
of its properties, which required foreclosure. Coupling its strength in facilities maintenance \
management innovation, PEMCO, Ltd. began its practice in Real Estate Maresyéffitdmnn Sesvic

HUD departmge PEMCO haxpanded its services from repairing and maintaining more than 1,100
singlegamily units, to managing the entire HUD administrativenmiocesg the online marketing of

the properties. With more than 10exparsence as an M&M contractor to HUD, PEMCO provides HUD
management services in California, Hawaii, Guam, the Mariaaiaddsltanyis.

More information about PEMCO, Ltd. can be found at wimitgebowmo and on our #idDsed
site aivwww.HUDPEMCO.com
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An Introduction to HUD and HUD Homes

What is a HUD Home?

The Federal Housing Administration (FHA), which is a part of the Department of Housing and U
Development (HUD), provides federagmarigurance which ensures that mortgage lenders will be
reimbursed in the event homebuyers default on the mortgage.

When a lender is forced to foreclose on-ensuEd singfamily home, town home, or condominium
because the owner can no longerpagknents, the lender can file a claim with FHA for the balance due
on the mortgage and convey title of the property to HUD. A HUD Home, theteffona;, isié one
residence acquired as a result of a foreclosure eimsur&dHmortgage.

Then Wat Happens?

The marketing and management contractor then begins the process of working to maintain and se
properties according to HUD guidelines. The M&M contractor for the StatePefND@liptrich is

After California agents sell the holegags for HUD properties will be within 45 days frotheéhe date
contract was signedPBMCO, Ltd. A 60 day closing will occur for 203k financing only. The closing wi
be hel d at t he of fice of HUDO s d erswebsitea t e d 1
www.HUDPEMCO.com.

So How are HUD Homes Sold?

After a property is acquired by HUD, it goes through several steps at PEMCO and with subcontractor:
assist in moving the property through-tharkee process. During this time, the psopeptywised,

title issues may need to be resolved, and a determination is made about the property's eligibility for F
discount sales programs.

When a HUD Home becomes available for sale, it is listed on the Multiple Listing Service and on
websitevww.hudpemco.com. Any HUD registered real estate broker who is properly registered with F
may show these properties and submit contracts for purchase. HUD Homes are spkhthrough an
selling process.

At this time, prior to any general puldjcdigtiiority listing of all HUD homes is offered to individuals in
possession of a Federal Registration number related to disaster relief efforts from Hurricanes Kalt
Wilma, and Rita. Concurrent with this priority listing, the special prograred fospagi
organizations and the GNND buyers is held. (Brokers and agents can use this listing as a preview c
homes likely to be listed on our gendialigtirigs the following yveek

All HUD Homes are then offered on a priority basrsoiwcapent purchasers (people who are buying

the home as their primary residence). Following the priority period, unsold properties are then availal
all buyers, including investors.

ASuccesbfopbl HUBe Ho me s CapynightP&EMGOf Ladr 2008 a 0 -3-



What are the General Sales Conditions of a HUD Home?

HUD does nptovide direct financing to buyers of HUD Homes. Buyers must obtain financing throut
either their own cash reserves or a mortgage lender.

All HUD homes are sold strictl$ . ABJD does not make any repairs or provide any warranties on the
houses, natoes HUD guarantee the condition of any house, listddktAor not. Purchasers
must make sure the home is in the condition they are willing to accept.

The HUD Home Process: A Transaction Flow Chart

Acquisition.
A home is deeded to HUD Hyetinger

The home is inspected and secured by -PEMCOGs F

¥

is performédRemediation of Health and Safety Hazards

¥

Appraisal of property

A price is determined based on the appraisal

¥

The propertynsw listed on the Internet and the MLS by the Local Listing Broker
Realtors show property to clients

Realtors submit bids for client

Eachbid is reviewed

o

The bid is tentatively accepted, rejected, ooffeuater

-

The contract package of the accegpisdbbmitted to PEMCO

o

Buyer secures finances

Propertgloses

Owner moves into prope#)'/ after changing locks at own expense
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Understanding O0AS | SO

AAs 1 s0 means that the Seller (HUD) mates no
property listed Fi&urable or not. It also means that the Seller will make no repairs to the property pri
to or after the execution of the contract. Purchasers must make sure the home is in the condition the
willing to accept, and are eagedrto get an independent home inspection on the property before
closing. If FHAsured financing is used, up to $200 of the cost to perform the inspection may be financ
into the mortgage.

Safe, Secure, and Marketable

Repairs are not done to HUD Homes, however steps are taken by PEMCO to ensure all properties are safe
secure, and marketable to the conditions as identified by HUD.

While HUD -PEMCO will not for example, paint a home or repair damaged drywall, we will attend to
safety hazards, such a a fallen-down rain gutter or missing handrail, and attend to all security issues per
HUD6s specifications, such as a broken window or

HUD-PEMCO also will take steps to ensure the property is in marketable condition, as is outlined by
HUD, to include maintenance such as lawn cutting, winterization, an initial cleaning and other processes.

Though not attended to by PEMCO, repairs necessary to make the home eligible for FHA Financing will
al so be identif i edng,am othen epaipmaied by theyindpectot willsbe identified in
the Propertyéds Condition Report (also on the |i§g

Who can BUY a HUD Home?

Anyone! (Even real estate agents!) Generally speaking, anyo

obtain the financing can psechkaHUD Home. Buyersatoeed to

attend an auction or sign wup cl osu
any money to join any other type of mailing list or invitation to p

the HUD Home Sale Process.

All HUD Homes for sal€aliorniaare available for viewing on a

publiaccess website. HUDG6s of ng s
Californiss www.hudpemco.com.

All a buyer needs to do to purchase a HUD Home is find a property for sale on our website, ok
finantg, and work withaHRI®gi st ered real estate agent to s

A buyer will fall into one of three categories:

1. Ownefccupant buyers
1 a buyer who will be living in the HUD Home they purchase as their primary residence
9 are eligblefo priority bidding on HUD Propert:.i
Processo chapter of this manual)
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1 must live in the purchased house as their primary residence for at least one year
-buyer and agendc awupdntsi gaer ddind selesadniaotn 6 a ¢
1 may not purchase another HUD property for two years after the close date of their current H
purchase.

2. Investor buyers
1 buyer who is investing in, not living in, the HUD Homes they purchase

1 Investors do not recgirierity ithe bidding process
1 can purchase as many HUD homes as they want, as often as they want

3. NonProfit Organization buyers
1 are buyers who represent aPRxiit Organization which has been approved by HUD
receive theame priority bidding aswloeroccupat buyers
may also bid on properties which are in th@lotteand nfuir sale to the general public
are not required to sularhest money deposit
are not required to have a representing agent, as-acewpamgrand investor buyers
- forthis eason, agent éofitorganizations asnadyper wi t h non
- to become a HW@pproved neprofit organization, please see below

il
)l
)l
)l

HUD SPECIAL PROGRAMS (The Lottery Round)

Properties which are eligible for certain programs will list inusdbftarbidding by eligible bidders
before the propers listed to the general pubiie lottery period consists of five (5) days of listing with
buyers having two (2) days to present a complete contract to PEMCO. The lottery roand begins Frida
ends TuesdayHt:59 m.

Good Neighbor Next Door Program:

The Good Neighbor Next Door Program was designed to enhance urban communities by offering disc
on HUD homes to firefighEi§'s, police officers, and teadimer$s0o0d Neighbor NexdrProgram
was ratified from the former OND/TND Programs into one cohesive program effective December 1, 20

The program allows individuals workingefirll the above field) good faith to remain at thao job,
purchase a home in a Califbeségnated Revitalization Area at a 50% discount from the list price and
with a $100 doywayment, so long as the home is purchased with FHA financing and the bidder agrees
live in the home as his opherary residence36érmonths.

Individualpurchasing homes through the GNND Program must place bids through a licensed broker,
well as submit an earnest money depositftifel8ales price of the home, not to be less than $500 and
not to exceed $2000. This earnest money deposit isfedigjateto To be eligible for this program,
potential buyers nor their spouses may not have owned title to any property in the last year nor have
partaken in the GNND pr ogr amBiddersnpariicipadingnngthist h e
program will also be responsible for all closing costs and broker tatitubissithas paythese

costs. New properties will appear in the lottery round, under Special Programs, each listing day.
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NonProfit LotteryProgram:

Nonprofit organizaticaggoroved by HUD are also able to make offers on HUD Properties which are liste
for sale in the lottery round at discounted rates and in the $1 Home Sales Program. Please
www.hud.gder more information on bexpenHURpproved neprofit organization. (Specifically the
publications on liktp://www.hud.gov/offices/hsg/sth/np/np Jprog.cfm

Publications on this site tell nonprofits koonte IF-HApproved to:
1. Act as a mortgagor using FHA mortgage insurance
2. Purchase HUD homes at a discount
3. Provide secondary financing; See "Application information for secondary
financing/downpayment assistance providers."

For New Applicant®ll new Nonfite that want to obtain HUD approval must sulonaiil alirexctly
to their local Homeownership Center (HOC), indicating that your organization would like to apply
approval to participate in FHA Nonprofit activities.

California Homeownership Incentives

The following sales incentaeaitablen CaliforntdUD owned properties adve
to the generaliglic with a list dateasfulry 4, 2008 later.

$100 Down Payment for owneczupant buyer who purchase a HUD He
with FHA Financing

EQUAL HOUSING
OPPORTUNITY
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Sel |l ing AgeGulifodonsHUR bldome Sales Pracéss

Congratulationgbuare one of the most important elementSatifhraitlUD Sales Process!

PEMCO, Ltd. realizes that you, as selling agents who are in the field everyhdayngutinely s
and selling HUDOGS properties across the s
Program.

We want you to know that we value your opinions and insights, and your communication wit
regarding the HUD Process is very important.

We ount on you to be our eyes and ®¥déhgither you are reporting vandalism, are noticing
changes or trends in the properties or the process, or just have an idea to enhance the s.
process in generdhe lines of communication between our officesaare yabways open and

we rely on you to keep us informed of what you are seeing in the field.

Expectations for Agents

Quality in all work and all aspects of working with HUD and this process

Professionali sm when interacting with the buying public, ot her selling agents, and
professionals in all aspecs involved in the HUD Selling Process

Communication  with buyers and all involved with your transaction, and with the
PEMCO team to express concerns or suggestins or ideas which become evident to you as
you work in the field and become involved in HUD sales

Motivation to sell HUD Properties in a professional time frame

Teamwork as a real estate community and with PEMCO to work toward the continued
betterment of the California HUD sales process and ensure that the HUD process is always
operating as successfully as possible

Working as a Successful and Professional HUD Selling Agent

All HUD Registered Brokers and their selling agents are in some form representing HUD wher
show and sell HUD homes. eMyecthat all persons associated in any form with HUD and/or
PEMCO conduct themselves in a professional and respectful manner when dealing with the b
public and also in all aspects, and with all persons, involvedDirsdles lgtbcess.
Remember, the most successful selling agent will be the agent who excels in business, is enel
and motivated to make the sales, and who also has a genuine and vested interest in the ov
qualityof HUD Sales Program. We are extuitgrhssionate about beinglved in this process

T we hope that you are, too!
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THE HUD PROCESS IN 8 SIMPLE STEPS

Make sure your broker is registered with HUD and has an active N&IB Néiibeuill
be used by all agents in the brokeradgeatm stlow HUD Homes

Find available HUD properties through you
listing website (click: Available HUD HOaldgsrnia Search by Ci@puntyor zip codle

Show and Advertise available HUD Hoordsgdo regulations

When you have buyer(s) who want to place an offer on a property, complete with them an en
and complete sales contract package BEFORE submitting the bid

Pl ace a bid on the property through our w

youbdbve won
S f

the bid, del i ver the contr a
the bido

| f
day S acceptance

When the contract is accepted by PEMCO, begin the TIME SENSSTYEgsentials
(termite letters, utility activation,ihspeetions, etc.)

CLOSE at the designated Escrow Office.

Congratulations to the Buyer!
Congratulations tgouon the Successful Selling of a California HUD Home!

STEP 1. Registering to Sell HUD Homes

Registering With HUD

Any licensed agean &Il and show HUD Homes in California if their brokerage is registered with HUD.
is brokeragédsnot individual ageintsvho register with HUD. To register, go to hudpemco.com and
download the Broker Registration Package. This package mustlbe boynpleteh e br ok er a g

broker.

The application package consists of the below forms:

- SAMS 1111 (12/2007),
- SAMS 1111A,

- IRS Letter 147C,

- Broker Checklist,
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- Attachment of required documentation
- Broker Certification Checklist

Complete the packageuaately and in its entirety. Errors or missing information will delay the HUD
Registration Process. After completing the paakagelelivero P E MC O 0 soffi®aatthea me n t
attention of fABroker Regilebtcecepted on Di vi sion. 0

PEMCO wi | | review the application and send to
award thérokeraga NAID Number (Name and Address Identifier Number) which will be used by a
agents in that brokerage to placentitis® Home3he entirapplication process takighto twelve

weeks.

Once your broker has received its NAID number from HUD, all agents in the brokerage can now adve
show, place bids, and sell HUD Homes.

NAID Renewal
NAID Numbengustbe reewed annually, érder to avoid deactivation of your NAID Sompiete
the sectiorsf the Application Packhgeapplio renewand submit all required documentation.

Donotdelay renewal as you mustgistebeforeyour current registratapires or you risk having

your NAID Number deactivated byBitldiing privileges will not be extended to any broker or agent
whose NAID number is inactive. The broker must wait for the NAID number renewal in order to be el
to place bidBlease lap in mind tl{@&2)week processing time

We do not in any circumstances offer ftempor a

Certified Brokers and Agents

Once a broker has become certified and has been provided with an active Na&IbBrakeHWD, th
have the ability, along with any applicable selling agents, to show, advertise, and submit bids on |
homes.

STEP 2: Identifying Available HUD Properties

Properties acquired by #EMCO, but that are not yet ready to go on thewharkeally display a
HUDHOME sign at the property before they are listed for sale. Once available for sale, these prope
will display the yard sign of the Local Listing Broker (LLB) who has been assigned the property, will a
on an MLS andlwe onHURPEMCOGs | i sting website.

The LLB is a local resource for property information to HUD personnel, PEMCO, local community ho

advocates, the purchasing public, and most especially to you, the selling agents who routinely s
propertie®fr sal e i n the surrounding area. LLB6s ca
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Available HUD properties can be viewed online at our listimgvsH&/RPEMCO.coifrom the
website, cl i cakndtehre th@a IAiAfvieBiginaghdad! iHNUKB t Honmges c a

take you directly to PEMCOG6s Bidding Site, wh
market.

This site is the official, comprehensive site of all (and solghgrtitdbnpihe state of California.

Looking for I nformation? Utilize the Regal Es

M PEMCO - Microsoft Internet Explorer

File Edit View Favorites Tools Help

eBack > e @ Ij Iﬁ _h /_\J Search ‘\i‘\'{Fa\rurit&s Q‘} <]~ :l_‘\ .ﬂ @ _J ﬁ '3

Address |ﬁj http: /fhud2. towerauction.net/CA.htm

SOUTHERN CALIFORNIA

| HOMEBUYER's CORNER | REAL ESTATE AGENT's CORNER
= How to buy a HUD Home = Anncuncements
® First Time Homebuyers = Check Your NAID Number
= Available Properties for Sale = Bidding Instructions
Search by City * Bid Results

Search by County
Search by Zip Code

= Forms to Print
l:l El " Contact PEMCO
Search by Property Case 1600 Sacramento Inn Way, Suite 220
Sacramento, CA 95815
I:I E " Connect to PEMCO

Search by Price

® Bid Statistics

® Closing Agents
Between | 150,000 | and |250,000 | El = Local Listing Brokers

® Bid Results

= Find a HUD Registered Agent

HUD SPECIAL PROGRAM
Good Neighbor Next Door
Gowvernment - Mon Profits - Hurricane Evacuees - Officers - Teachers - Firefighters - Emergency Medical Technicians

® Good Neighbor Initiatives (Learn more abeout this pregram) = pvailable Properties for Sale - Lottery
» Approved Non Profit Agencies OMND/TMD/FND/END/Hurricane Evacuses/Non Profits
= Special Program Information * Lottery Results

= Government Sales - §1 Homes Listing

Listing Day

The listing day of all FREMCO properties is Friday.

Remember that Special Program properties (lottery) are listed onr Sugial Uridgrams, ending
Tuesday (11:59 p.m.). These properties are not yet for sale to the general public. Nelstdstings and R
or Price Reductions, which are available for general sale, always go out on Fridays, as well.

All HUD home salesngs are managed by PEMCO.
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Understanding Codes

Some online listings are accompanied with codes representing the financing options and/or proy
conditions of the property for sale.

Property Condition Codes:

Code Stands For Description of Code Méag

The property is located in an area where coverage under the National Flood Inst
F Flood Zone ! .

may be required to obtain a loan

Ho me o wn e 1 The property is covered by a Homeowners Association which will modt ik fee=q
Association and dues to be paid by the home occupant
The property was built before 1978 and may cobtsedepaint. The LBP Addendurr
Form must accompany the sales contract for such properties.

HOA

LBP LeadBased Paint

Financing Codes:

Code  Stands For Description of Code Meaning
The property meets FHA 203(b) financing requirements, and no obvious

IN Insurable .
necessary to insure an FHA loan to a buyer
IE Insurable with Escrow ;geog(r)operty is still eligible for a 203(b) FHA loan; reqzassdoyat less than
) The property requires more extensive repairs after the close of escrow ai
ul Uninsurable eligible for FHA mortgage insur a

More specific information and guidelines fonkidglaans can be obtained at www.hud.gov

Sample: A Look at the Online Listings

www.hudpemco.com
1. Click oCaliforniandeAvailable HUD Horhé&3eneral Listing
2. Enter search parameters
3. ClickSearch
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Search by Price - Microsoft Internet Explorer

Edit  View

Favarites  Toals  Help

Poack - @ - [¥] [B] @0 | POsearar Sloravones €| 3- i @ - [JE 3

iress | @] http:/fhud2. towerauction.net/cgi-bin/e 14_search_price.cgi

PUTHERN CALIFORNIA

Search Results for Price between: $150000 and $250000

Property Case Address Price Bed/Bath List Date Bid Desdline Priority
048-233546 140 West Pioneer Ave £30 $225,000 2/2 08/17/2007 08/21/2007 Owner Occupant
REDLANDS, CA 92374 (Investors bid on
08/22/2007)
Wiew Map _Wiew Property Details
Broperty Case Address Brice Bed/Bath List Date Bid Desdline Eriority
044-423057 110 Espanas Gin $230,000 2/1.5 08/03/2007 Daily All Bidders
ESCONDIDO, CA 92026
View Map Wiew Property Details
Property Case Address Price Bed/Bath List Date Bid Deadline Priority
048-431803 164 Nob Place 150,750 2/1 07/27/2007 Daily All Bidders
CRESTLINE, CA 82325 PRICE REDUCTION
view Map Wiew Property Details
Broperty Case Address Brice Bed/Bath List Date Bid Desdline Eriority
048-436142 22630 Porter Street 156,650 2/2 07/20/2007 Daily All Bidders

NUEWO, CA 92567

View Map Wiew Froperty Details

PRICE REDUCTION

=r

Done

Toviewmo e i

Al
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