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Welcome To PEMCO, Ltd. 
Pacific Engineering Management Company 

- HUD California M&M CONTRACTOR - 
 
 
PEMCO, Ltd. provides technical services in the fields of Engineering & Construction, Facilities Operating & 
Maintenance, and Real Estate Management Services throughout Hawaii, the Pacific Islands, Asia, and the 
Mainland United States.  
 
Clients of PEMCO, Ltd. include both private-sector companies and building owners, and public-sector 
governmental agencies and institutions.  
 
Built on a solid history of exemplary service throughout the Pacific, PEMCO continues to move forward in 
its pursuit of excellence in all aspects of business, and has been honored with numerous awards for its 
business endeavors and achievements.   
 
 
A Brief History 
After a successful engineering and management career, Mr. John Yamamoto decided to make Hawaii his 
permanent home and founded his company, PEMCO, Ltd. in 1984. With a base operating 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. expanded its 
services to include Facilities Maintenance & Repair and Operations Support services. In addition to 
servicing numerous private clients, the company won and successfully completed many multi-year 
contracts with the United States Department of Defense.  
 
Soon after, the U.S. Department of Housing and Urban Development began outsourcing the management 
of its properties, which required foreclosure. Coupling its strength in facilities maintenance with 
management innovation, PEMCO, Ltd. began its practice in Real Estate Management Services. Within the 
HUD department, PEMCO has expanded its services from repairing and maintaining more than 1,100 
single-family units, to managing the entire HUD administrative process ï including the online marketing of 
the properties. With more than 10 years experience as an M&M contractor to HUD, PEMCO provides HUD 
management services in California, Hawaii, Guam, the Marianas Islands, and Georgia. 
 
More information about PEMCO, Ltd. can be found at www.pemco-limited.com and on our HUD-focused 
site at www.HUDPEMCO.com  
 
 
 
 
 
 
 
 

http://www.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 Urban 
Development (HUD), provides federal mortgage insurance which ensures that mortgage lenders will be 
reimbursed in the event homebuyers default on the mortgage.  
 
When a lender is forced to foreclose on an FHA-insured single-family home, town home, or condominium 
because the owner can no longer make payments, 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, therefore, is a one-to-four unit 
residence acquired as a result of a foreclosure on an FHA-insured mortgage.  
 

Then What Happens? 

The marketing and management contractor then begins the process of working to maintain and sell the 
properties according to HUD guidelines.  The M&M contractor for the State of California is PEMCO, Ltd. 
 
After California agents sell the homes, closings for HUD properties will be within 45 days from the date the 
contract was signed by PEMCO, Ltd.  A 60 day closing will occur for 203k financing only.  The closing will 
be held at the office of HUDôs designated closing agent, which can be found on our website, 
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 subcontractors who 
assist in moving the property through the pre-market process.  During this time, the property is appraised, 
title issues may need to be resolved, and a determination is made about the property's eligibility for HUD's 
discount sales programs. 
 
When a HUD Home becomes available for sale, it is listed on the Multiple Listing Service and on our 
website www.hudpemco.com. Any HUD registered real estate broker who is properly registered with HUD 
may show these properties and submit contracts for purchase. HUD Homes are sold through an open 
selling process.  
 
At this time, prior to any general public listing, a priority listing of all HUD homes is offered to individuals in 
possession of a Federal Registration number related to disaster relief efforts from Hurricanes Katrina, 
Wilma, and Rita. Concurrent with this priority listing, the special programs for approved non-profit 
organizations and the GNND buyers is held. (Brokers and agents can use this listing as a preview of the 
homes likely to be listed on our general public listings the following week) 
 
All HUD Homes are then offered on a priority basis to owner occupant purchasers (people who are buying 
the home as their primary residence). Following the priority period, unsold properties are then available to 
all buyers, including investors.  
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What are the General Sales Conditions of a HUD Home? 
HUD does not provide direct financing to buyers of HUD Homes. Buyers must obtain financing through 
either their own cash reserves or a mortgage lender.   
 
All HUD homes are sold strictly AS-IS. HUD does not make any repairs or provide any warranties on the 
houses, nor does HUD guarantee the condition of any house, listed FHA-insurable or 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 by the Lender 

The home is inspected and secured by PEMCOôs Property Maintenance Subcontractors Initial Clean-up  

is performed ï Remediation of Health and Safety Hazards 

Appraisal of property 

A price is determined based on the appraisal 

The property is now listed on the Internet and the MLS by the Local Listing Broker 

Realtors show property to clients 

Realtors submit bids for client 

Each bid is reviewed 

The bid is tentatively accepted, rejected, or counter-offered 

The contract package of the accepted bid is submitted to PEMCO 

Buyer secures finances 

Property closes 

Owner moves into property after changing locks at own expense 
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Understanding òAS ISó 
ñAs isò means that the Seller (HUD) makes no representations or warranties concerning the condition of the 
property listed FHA-insurable or not. It also means that the Seller will make no repairs to the property prior 
to or after the execution of the contract. Purchasers must make sure the home is in the condition they are 
willing to accept, and are encouraged to get an independent home inspection on the property before 
closing. If FHA-insured financing is used, up to $200 of the cost to perform the inspection may be financed 
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 as a fallen-down rain gutter or missing handrail, and attend to all security issues per 
HUDôs specifications, such as a broken window or unsecured garage door.   
 
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 
also be identified on the propertyôs listing, and other repairs noted by the inspector will be identified in 
the Propertyôs Condition Report (also on the listing site). 
 

 
Who can BUY a HUD Home? 
Anyone! (Even real estate agents!) Generally speaking, anyone who can 
obtain the financing can purchase a HUD Home.  Buyers do not need to 
attend an auction or sign up for a ñforeclosure notificationò program, or pay 
any money to join any other type of mailing list or invitation to participate in 
the HUD Home Sale Process.   
 
All HUD Homes for sale in California are available for viewing on a free, 
public-access website.  HUDôs official listing site for its properties in 
California is www.hudpemco.com. 
 
All a buyer needs to do to purchase a HUD Home is find a property for sale on our website, obtain 
financing, and work with a HUD-Registered real estate agent to submit the buyerôs offer. 
 
 

A buyer will fall into one of three categories: 
 
1. Owner-Occupant buyers  

¶ a buyer who will be living in the HUD Home they purchase as their primary residence 

¶ are eligible for priority bidding on HUD Properties (bidding is discussed in the ñBidding 
Processò chapter of this manual) 
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¶ must live in the purchased house as their primary residence for at least one year 

- buyer and agent must sign an óowner-occupant certificationô as a part of the sales contract  

¶ may not purchase another HUD property for two years after the close date of their current HUD 
purchase. 

 
2. Investor buyers  

¶ buyer who is investing in, not living in, the HUD Homes they purchase 

¶ Investors do not receive priority in the bidding process 

¶ can purchase as many HUD homes as they want, as often as they want 
 
3. Non-Profit Organization buyers  

¶ are buyers who represent a Non-Profit Organization which has been approved by HUD   

¶ receive the same priority bidding as do owner-occupant buyers 

¶ may also bid on properties which are in the lottery round and not for sale to the general public   

¶ are not required to submit earnest money deposit 

¶ are not required to have a representing agent, as are owner-occupant and investor buyers 

- for this reason, agentôs rarely work with non-profit organizations as a buyer-type 

- to become a HUD-approved non-profit organization, please see below 
 

HUD SPECIAL PROGRAMS (The Lottery Round) 
 

Properties which are eligible for certain programs will list in a lottery round for bidding by eligible bidders 
before the property is listed to the general public. The lottery period consists of five (5) days of listing with 
buyers having two (2) days to present a complete contract to PEMCO.  The lottery round begins Friday and 
ends Tuesday at 11:59 p.m.  

Good Neighbor Next Door Program: 

The Good Neighbor Next Door Program was designed to enhance urban communities by offering discounts 
on HUD homes to firefighters, EMT's, police officers, and teachers. The Good Neighbor Next Door Program 
was ratified from the former OND/TND Programs into one cohesive program effective December 1, 2006. 
 
The program allows individuals working full-time in the above fields, with good faith to remain at that job, to 
purchase a home in a California Designated Revitalization Area at a 50% discount from the list price and 
with a $100 down-payment, so long as the home is purchased with FHA financing and the bidder agrees to 
live in the home as his or her primary residence for 36 months.   
 
Individuals purchasing homes through the GNND Program must place bids through a licensed broker, as 
well as submit an earnest money deposit of 1% of the sales price of the home, not to be less than $500 and 
not to exceed $2000. This earnest money deposit is subject to forfeiture.  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 ever 
partaken in the GNND program, including the programôs earlier versions. Bidders participating in this 
program will also be responsible for all closing costs and broker commissions ï HUD will not pay these 
costs. New properties will appear in the lottery round, under Special Programs, each listing day.  
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Non-Profit Lottery Program: 
Non-profit organizations approved by HUD are also able to make offers on HUD Properties which are listed 
for sale in the lottery round at discounted rates and in the $1 Home Sales Program.  Please visit 
www.hud.gov for more information on becoming a HUD-approved non-profit organization.  (Specifically the 
publications on link:  http://www.hud.gov/offices/hsg/sfh/np/np_prog.cfm)   
 
Publications on this site tell nonprofits how to become FHA-approved 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 Applicants: All new Nonprofits that want to obtain HUD approval must submit an e-mail directly 
to their local Homeownership Center (HOC), indicating that your organization would like to apply for 
approval to participate in FHA Nonprofit activities.  
 

 
 
 
 
 
 

 
California Homeownership Incentives 

 
The following sales incentive is available on California HUD owned properties advertised 

to the general public with a list date of January 4, 2008 or later. 

 
$100 Down Payment for owner-occupant buyer who purchase a HUD Home 
with FHA Financing  

 

 
 
 

http://www.hud.gov/
http://www.hud.gov/offices/hsg/sfh/np/np_prog.cfm
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Selling Agentõs Role in the California HUD Home Sales Process 
 

 
Congratulations! You are one of the most important elements in the California HUD Sales Process! 

 
PEMCO, Ltd. realizes that you, as selling agents who are in the field every day routinely showing 
and selling HUDôs properties across the state, are critical to the success of the HUD Sales 
Program. 
  
We want you to know that we value your opinions and insights, and your communication with us 
regarding the HUD Process is very important.   
 
We count on you to be our eyes and ears!  Whether you are reporting vandalism, are noticing 
changes or trends in the properties or the process, or just have an idea to enhance the sales 
process in general ï the lines of communication between our office and yours are always open and 
we rely on you to keep us informed of what you are seeing in the field.   

 
 
Working as a Successful and Professional HUD Selling Agent 
All HUD Registered Brokers and their selling agents are in some form representing HUD when they 
show and sell HUD homes.  We expect that all persons associated in any form with HUD and/or 
PEMCO conduct themselves in a professional and respectful manner when dealing with the buying 
public and also in all aspects, and with all persons, involved in the HUD sales process.  
Remember, the most successful selling agent will be the agent who excels in business, is energetic 
and motivated to make the sales, and who also has a genuine and vested interest in the overall 
quality of HUD Sales Program. We are excited and passionate about being involved in this process 
ï we hope that you are, too! 
 
 

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 aspects involved in the HUD Selling Process 

Communication with buyers and all  involved  with your transaction, and  with the 
PEMCO team to express concerns or suggestions or ideas which become evident to you as 

you work in the field an d 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 
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THE HUD PROCESS IN 8 SIMPLE STEPS 
 

1. Make sure your broker is registered with HUD and has an active NAID number ï this NAID will 
be used by all agents in the brokerage to sell and show HUD Homes 

 
2. Find available HUD properties through your local listing broker or by searching in PEMCOôs 

listing website (click: Available HUD Homes ï California ï Search by City, County, or zip code).    
 
3. Show and Advertise available HUD Homes according to regulations  

 

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

 
5. Place a bid on the property through our website (click ñbid on propertyò).  

 
6. If youôve won the bid, deliver the contract package to PEMCOôs office within two (2) business 

days of the bidôs acceptance 
 

7. When the contract is accepted by PEMCO, begin the TIME SENSITIVE pre-closing essentials 
(termite letters, utility activation, home inspections, etc.) 

 
8. CLOSE at the designated Escrow Office. 

 
 

Congratulations to the Buyer! 

Congratulations to you on the Successful Selling of a California HUD Home! 
 
 

STEP 1:  Registering to Sell HUD Homes 

 
 

Registering With HUD 
Any licensed agent can sell and show HUD Homes in California if their brokerage is registered with HUD.  It 
is brokerages ï not individual agents ï who register with HUD.  To register, go to hudpemco.com and 
download the Broker Registration Package.  This package must be completed by the brokerageôs primary 
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 package accurately and in its entirety.  Errors or missing information will delay the HUD-
Registration Process.  After completing the package, mail or deliver to PEMCOôs Sacramento office, at the 
attention of ñBroker Registration Division.ò  Faxed packages will not be accepted. 
 
PEMCO will review the application and send to HUDôs offices for processing.  After processing, HUD will 
award the brokerage a NAID Number (Name and Address Identifier Number) which will be used by all 
agents in that brokerage to place bids on HUD Homes.  The entire application process takes eight to twelve 
weeks. 
 
Once your broker has received its NAID number from HUD, all agents in the brokerage can now advertise, 
show, place bids, and sell HUD Homes.   
 
NAID Renewal 
NAID Numbers must be renewed annually, in order to avoid deactivation of your NAID Number. Complete 
the sections of the Application Package that apply to renewal and submit all required documentation.  
 
Do not delay renewal as you must re-register before your current registration expires or you risk having 
your NAID Number deactivated by HUD. Bidding 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 eligible 
to place bids. Please keep in mind the (12) week processing time 
 
 We do not in any circumstances offer ñtemporaryò passes to submit bids if your NAID is inactive. 

Certified Brokers and Agents 

Once a broker has become certified and has been provided with an active NAID by HUD, that broker will 
have the ability, along with any applicable selling agents, to show, advertise, and submit bids on HUD 
homes.   

  

STEP 2:  Identifying Available HUD Properties  

 

 
Properties acquired by HUD-PEMCO, but that are not yet ready to go on the market, will usually display a 
HUD-HOME sign at the property before they are listed for sale.  Once available for sale, these properties 
will display the yard sign of the Local Listing Broker (LLB) who has been assigned the property, will appear 
on an MLS and will be on HUD-PEMCOôs listing website.   
 
The LLB is a local resource for property information to HUD personnel, PEMCO, local community housing 
advocates, the purchasing public, and most especially to you, the selling agents who routinely show 
properties for sale in the surrounding area. LLBôs can provide information on all HUD homes. 
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Available HUD properties can be viewed online at our listing site at www.HUDPEMCO.com.  From the 
website, click the ñCaliforniaò link under the ñAvailable HUD Homes ï General Listingò category.  This will 
take you directly to PEMCOôs Bidding Site, where you can search for HUD homes currently listed on the 
market.  
 
This site is the official, comprehensive site of all (and solely) HUD properties in the state of California. 
 
 

Looking for Information?  Utilize the Real Estate Agentõs Corner! 
 

 
 

Listing Day 

The listing day of all HUD-PEMCO properties is Friday.  
  
Remember that Special Program properties (lottery) are listed on Fridays under Special Programs, ending 
Tuesday (11:59 p.m.). These properties are not yet for sale to the general public.  New Listings and Re-lists 
or Price Reductions, which are available for general sale, always go out on Fridays, as well.   
 
All HUD home sales listings are managed by PEMCO. 
 

http://www.hudpemco.com/
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Understanding Codes 

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

Code Stands For Description of Code Meaning 

F Flood Zone 
The property is located in an area where coverage under the National Flood Insurance Program 
may be required to obtain a loan 

HOA 
Homeownersô 
Association 

The property is covered by a Homeowners Association which will most likely require HOA fees 
and dues to be paid by the home occupant 

LBP Lead-Based Paint 
The property was built before 1978 and may contain lead-based paint. The LBP Addendum 
Form must accompany the sales contract for such properties. 

 

Financing Codes:  
 

Code Stands For Description of Code Meaning 

IN Insurable 
The property meets FHA 203(b) financing requirements, and no obvious repairs are 
necessary to insure an FHA loan to a buyer 

IE Insurable with Escrow 
The property is still eligible for a 203(b) FHA loan; necessary repairs total less than 
$5,000. 

UI Uninsurable 
The property requires more extensive repairs after the close of escrow and is not 
eligible for FHA mortgage insurance in the propertyôs ñas isò condition.  

More specific information and guidelines for FHA loan programs can be obtained at www.hud.gov 

 

Sample: A Look at the Online Listings 
 
www.hudpemco.com 

1. Click on California under Available HUD Homes ï General Listing  
2. Enter search parameters 
3. Click Search 

http://www.hudpemco.com/
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To view more information about the property, click ñView Property Detailsò: 
 

 
 
 
 
 

All financing codes are based upon the propertyôs eligibility for FHA Financing Options  
in reference to mortgage insurance for FHA Loans. 

 


