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Welcome

to Los Angeles

If you found this guide through my YouTube channel, you
already know I don't do generic real estate content. You
came here because you're seriously thinking about
making the move to Los Angeles — and you want real
answers, not a brochure.

This guide is everything I wish someone had handed me.
It's what I tell every single client who calls me from out
of state. I'm going to walk you through what different
budgets actually buy, which neighborhoods match which
lifestyles, how the buying process in a competitive LA
market really works, and the things people always say
they wish they'd known before they moved.

Los Angeles is unlike any other city in the United States.
It's simultaneously a global metropolis and a collection of
small towns. It's expensive, yes — but it's also one of the
most economically dynamic, culturally rich, and physically
beautiful places in the world. People move here and
never want to leave. I'm one of them.

Save this guide. Reference it. And when you're ready to

talk about your specific situation, my number is at the
bottom of every page.
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-y Jump to whatever section matters most to you right now — or read it cover to
HOW 'FO USE cover. Each section stands alone. Come back to it whenever a question comes up

THIS GUIDE during your search.
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Why Move to
to Los Angeles

Yes, the weather is genuinely excellent. But that's the smallest reason
serious people choose Los Angeles. Here's what actually drives the decision
for the buyers I work with:

& Economic Opportunity

LA is one of the few cities in the US where multiple world-class industries
overlap. Entertainment, technology, aerospace, healthcare, international
trade, and a startup ecosystem that rivals Silicon Valley. If you're ambitious
and entrepreneurial, LA gives you more lanes than almost anywhere else.
The entertainment economy alone supports tens of thousands of jobs that
have nothing to do with acting or directing — from finance and legal to
logistics and marketing.

Climate That Actually Changes
Your Life

This sounds cliché until you've lived through your third winter without
shoveling a driveway. Mild temperatures year-round mean outdoor dining,
hiking, cycling, and beach days are genuinely part of your regular life — not
a seasonal event. People who move here from the Midwest or Northeast

consistently say the climate shift alone improved their mood and energy
levels.

Cultural Depth & Diversity

Over 140 nationalities are represented in Los Angeles County. The food, the
neighborhoods, the arts scene, the music — all of it reflects a city that has
absorbed cultures from around the world and made something distinctly its
own. Whether you're moving from a small town or another major city, LA
will expand what you consider normal in the best possible way.

Outdoor Access

This is underappreciated until you experience it. Beaches within 30 minutes
of most of the city. Mountain hiking with views of the Pacific. Desert
landscapes 90 minutes away. Ski resorts in Big Bear under two hours.
People who move here for career reasons often say the outdoor lifestyle is
what keeps them here permanently.

Proximity to the Pacific Rim

If your work, family, or business has connections to Asia, Australia, or Latin
America, Los Angeles is strategically positioned in a way that no east coast
city can match. LAX is a major international hub, and the time zone is
genuinely more compatible with Asia-Pacific business than New York or
Chicago.

' The buyers who thrive in LA are the ones who come with a specific intention — a job, an
SCC;TT'S industry, a lifestyle they're building. LA rewards intention. 1f you're moving here just to see
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TAKE what happens, it can feel overwhelming. 1f you know what you're after, this city will deliver.
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Who Lives Here

Understanding who lives in Los Angeles helps you find your community faster and
make smarter neighborhood choices. Here's a snapshot of the people who call this
city home.

3.9M 10M+ 35 yrs

City of LA Population LA County Population Median Age

140+ 50.5% ~45%

Nationdlities Represented Working-Age Adults (20—-64) Residents Who Speak a Language
Other Than English at Home

Ethnic & Cultural Makeup

LA County is one of the most ethnically diverse regions on earth. The city has the largest populations of Mexicans, Koreans,
Armenians, Thais, and Salvadorans outside of their home countries. This isn't just a statistic — it's reflected in the food, the
businesses, the schools, and the neighborhoods you'll encounter every day.

Education Profile

High School or GED 85% of LA residents 25+
Bachelor's Degree ~33% of LA residents 25+
Graduate or Professional ~20% of LA residents 25+
Degree

World-Class Universities UCLA, USC, Caltech, Pepperdine, LMU, and more

Community by Neighborhood

One of LA's most distinctive features is how culturally concentrated its neighborhoods are. Koreatown has the highest
density of Koreans outside of Korea. Little Tokyo has been a center of JapaneseAmerican culture for over a century. Boyle
Heights is a historic Mexican-American community. Glendale has the largest Armenian diaspora community in the world
outside Armenia. This means wherever you come from, there is likely a community here that will feel like home.

The Transplant Reality

A significant portion of LA's population was not born here. Most people you meet will have moved from somewhere — New
York, Chicago, the Midwest, Texas, internationally. This actually makes it easier to make friends and build community than
the city's reputation suggests. Everyone is figuring it out together, and there's a culture of openness toward newcomers
that surprises most people who move here.

' 1 always tell clients: don't move to LA expecting to find your community handed to you. You
have to build it — through your job, your neighborhood, your hobbies. The good news is the
raw material is extraordinary. Give it 90 days and most people wonder why they waited so
long.

SCOTT'S
TAKE
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The Real Cost of Living

Everyone knows LA is expensive. But knowing the numbers and truly budgeting for
them are two different things. Here's what you actually need to plan for.

Housing Costs at a Glance

_:D ] Median Home Price $850,000 — $1.2M city-wide. Entry condos from
E LT ~$550K; SFRs in top school zones from $1.4M+
D Avg. Rent (IBR) $2,300 — $2,800/month
E Avg. Rent (2BR) $3,200 — $4,200/month
Property Tax Rate ~1.25% of purchase price annually. Prop 13 locks your rate after
. purchase — a major long-term benefit.
l HOA Fees $300 — $700/month for condos and townhomes; common in newer

planned communities

Monthly Budget Benchmarks

Real-world estimates for a family of four owning a home in a mid-range LA neighborhood:

Housing (mortgage + tax $4,500 — $7,000/month depending on purchase price and down

+ insurance) payment

Groceries

s X $800 — $1,400/month
Utilities (electric, gas, water)  §220 — $360/month. SoCal Edison is among the priciest utilities in

the US.

Internet $60 — $130/month

Car Insurance (per vehicle) $180 — $400/month — LA rates are high due to traffic density and
theft rates

$0.50—%$0.80/gallon above the national average, consistently

Gas

Cell Phone $80 — $200/month for a family plan

Childcare $1,800 — $3,500/month for full-time daycare in LA

State Income Tax California has the highest top marginal rate in the US. Budget

carefully if relocating from a no-tax state.

Hidden Costs That Catch Buyers Off Guard

+ Earthquake insurance is separate from standard homeowner's insurance and not always required by lenders — but in LA,
it deserves serious consideration. Premiums vary significantly by location, soil type, and home construction.

+ Mello-Roos / CFD districts: newer communities in the Valley, Santa Clarita, and Antelope Valley often carry an
additional special tax layered on top of standard property tax. Always ask about CFD fees before making an offer —
they can add $300—$700/month. = LA's sewer system charge appears on your water bill, often without clear itemization.
Budget $50—$80/month. = Parking: in Westside and central neighborhoods, street parking is permit-only and garages
are scarce. Monthly parking runs $150—$400/month if your home doesn't include it. - Home maintenance: the mild climate
is deceptive. HVAC systems, irrigation systems, and exterior surfaces still need regular attention. Budget 1% of home
value annually for maintenance.

Cadlifornia has no income tax exemption for retirement distributions. If you're relocating from Texas, Florida, Nevada, or
Wﬁ;&ﬁ G another no-tax state, consult a CPA before you move. The difference can be $10,000-$30,000+ per year depending on
your income

' Budget 20% more than you think you need for the first year, then recalibrate. One of the most consistent things 1 hear

SCOTT'S from clients & months after moving: 'l didn't realize how much the little things add up.' Build that cushion in from the
TAKE start.




What Your Budget Gets You

The most common question I get from YouTube viewers: 'Is LA actually affordable?’
Honest answer: it depends entirely on where and what. Here's a realistic breakdown by price range.

Price Range

Under $700K

$700K — $IM

$IM — $1.5M

$1.5M — $2M

$2M — $3M

$3M+

What You Get (Entry)

1-bed condo
(Valley/SGV), fixer
SFR in emerging
areas

3-bed SFR in Granada
Hills, Northridge,
Inglewood

Updated SFR in
Sherman Oaks,
Pasadenaq, or
Torrance

Nice SFR in Studio
City; Brentwood
condo/townhome
Entry-level Santa
Monica / Manhattan
Beach

Mid-tier Malibu,
Beverly Hills, or
Pacific Palisades

What You Get (Mid)

2-bed condo (Culver
City, Glendale)

3-bed SFR in
Burbank/Glendale,
updated condo on
Westside

3—4 bed SFR in
Studio City, Porter
Ranch, or El Segundo

3—4 bed SFR with
good schools
(Westside or Valley)
Updated 4-bed SFR
in prime school zones

4-5 bed SFR with
pool + ADU in prime
areas

What You Get (Best/Case)

Not realistic for a turnkey
SFR in prime areas

2-bed SFR + pool in Culver
City or Torrance

2-bed SFR with yard in
Silver Lake or Santa Monica

3-bed + guest house/ADU in
Sherman Oaks or Encino

3—4 bed with views, pool,
newer build in top areas

Architectural homes, gated
communities, ocean views

(&) What Actually Drives Price Differences

School district boundaries matter more than neighborhood names. A house on one side of a district line can
be $200K—$400K more than an identical house on the other side of the same street.

Views carry a real premium. Hillside homes with canyon, city, or ocean views in the same general area as

flat-lot homes typically run 20—40% higher.

Lot size is underestimated. A usable yard and a full-size pool add serious value and livability — not just on

paper but in daily life.

Move-in ready commands a bigger premium in LA than most markets because buyers regularly waive
inspection contingencies in competition. A well-priced fixer can be a genuine opportunity if you have the
stomach and the contractor relationships.

ADU potential is increasingly prized. Homes with existing ADUs (accessory dwelling units) or lots large
enough to build one attract premium interest — they offset mortgage costs and add long-term value.

SCOTT'S
TAKE

The buyers who get the best outcomes aren't necessarily the ones with the
biggest budgets. They're the ones who understand what they're paying for and
why. I can tell you exactly which features are worth paying up for in your target

neighborhood — and which ones are just marketing.




LA is not one city — it's dozens of distinct communities stitched together. The right neighborhood depends

on how you live, not just what you can afford. Here's a practical breakdown by area.

WESTSIDE

Santa Monica

Vibe: Beach city energy, walkable, upscale
Budget: $1.4M — $3M+

Best for: Professionals, empty nesters, beach
lifestyle

Venice

Vibe: Creative, bohemian, increasingly pricey
Budget: $1.5M — $3M+

Best for: Young professionals, artists, remote
workers

Culver City

Vibe: Rapidly growing creative hub (Amazon,
Apple)

Budget: $900K — $1.6M

Best for: Tech & entertainment workers, first-
time buyers

Studio City

Vibe: Walkable, charming, close to studios
Budget: $1.3M — $2.5M

Best for: Entertainment families, transplants
who want neighborhood feel

Encino

Vibe: Established, spacious, quiet, mature trees
Budget: $1.2M — $2.5M

Best for: Upsizing families, buyers from the east
coast

Burbank

Vibe: True hometown feel, studios nearby
Budget: $800K — $1.4M

Best for: Entertainment workers, families
wanting walkability without Westside prices

Brentwood

Vibe: Quiet, leafy, family-focused, prestigious
Budget: $2M — $4M+

Best for: Families wanting prestige + solid public
schools

Westwood / Century City

Vibe: Dense, transit-adjacent, near UCLA
Budget: $900K — $2M

Best for: Young families, buyers looking for their
first LA home

El Segundo / Playa del Rey

Vibe: Coastal, underrated, strong community
feel

Budget: $900K — $1.8M

Best for: Aerospace / LAX commuters, beach-
seekers on a budget

Sherman Oaks

Vibe: Great balance of price, schools & access
Budget: $IM — $1.8M

Best for: Families, first-time buyers, commuters to
both sides of the hill

Porter Ranch

Vibe: Master-planned, top schools, newer builds
Budget: $900K — $1.8M

Best for: Families prioritizing schools + sq.
footage; one of the best value plays in LA

Granada Hills / Northridge

Vibe: Spacious, affordable by LA standards, quiet
Budget: $700K — $L1M

Best for: Buyers stretching budget without
sacrificing space



Neighborhoods by

Lifestyle & Budget

Finding where you actually want to live

LA is not one city — it's dozens of distinct communities stitched together. The right neighborhood depends
on how you live, not just what you can afford. Here's a practical breakdown by area.

EASTSIDE & CENTRAL

Silver Lake / Los Feliz

Vibe: Artsy, walkable, eclectic, highly competitive
Budget: $1.1IM — $2.2M

Best for: Creative professionals, buyers who
prefer urban over suburban

Echo Park

Vibe: Transitional, vibrant, getting pricier
Budget: $900K — $1.6M

Best for: First-time buyers wanting an urban
lifestyle

Pasadena

Vibe: Historic, charming, excellent schools, own
city

Budget: $1.1IM — $2M

Best for: Families, academics (Caltech/JPL),
east coast feel seekers

Glendale

Vibe: Safe, diverse, strong schools, underrated
Budget: $900K — $1.5M

Best for: Families, Armenian community, buyers
priced out of Silver Lake

Manhattan Beach

; i ; Redondo / Hermosa Beach
Vibe: Top-tier beach city, excellent schools Vibe: Bacich iestyle. tight community, more
Budget: $2.5M — $5M+ atcosbln

Best for: Families who want the best of

Budget: $1.3M — $3M
everything and have the budget for it

Best for: Young families, buyers transitioning from
renting

Hawthorne / Inglewood

Vibe: Up-and-coming, SoFi effect, improving
infrastructure

Budget: $650K — $1.1IM

Best for: Investors, first-time buyers watching a
neighborhood evolve

Torrance

Vibe: Spacious, diverse, strong schools,
underrated

Budget: $900K — $1.5M

Best for: Families priced out of Manhattan
Beach, buyers who want space over prestige

The most common mistake 1 see out-of-state buyers make: falling in love with a

= neighborhood on Instagram, then redlizing it doesn't match how they actudlly live.
SCOTT'S Tell me your commute, your school situation, and how you spend your weekends
TAKE — and I'll point you to the right fit, not just the famous zip code.
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Schools & Education

Schools are the #1 driver of neighborhood choice for families relocating to LA. Here's how to think
about it strategically — because the decisions are interconnected in ways that surprise out-of-state
buyers.

How the Public System Works

LA Unified School District (LAUSD) is the second-largest school district in the US. School quality varies enormously within LAUSD — there
are genuinely excellent schools and genuinely struggling ones, and your assigned school is determined by your home address. This is why
neighborhood selection and school selection are inseparable.

Many buyers specifically choose to live in an independent city — Santa Monica, Beverly Hills, Manhattan Beach, Burbank, Pasadena —
because those cities have their own school districts outside LAUSD with consistently stronger academic performance. Those districts

command a real price premium in the housing market.

Top-Rated Independent Districts

Santa Monica-Malibu Unified
Beverly Hills Unified
Manhattan Beach Unified

La Cafiada Unified

Burbank Unified

Glendale Unified

Pasadena Unified

Charter & Private School Options

If your target neighborhood is in LAUSD but you have concerns
about the assigned school, charter schools are a viable option. LA
has one of the most robust charter ecosystems in the country —
but admission is lottery-based, so you cannot bank on it before
you buy.Private school fuition typically runs $28,000—
$55,000/year at the secondary level. Notable schools include
Harvard-Westlake, Brentwood School, Chadwick, Marlborough,
Loyola High School, Flintridge Prep, and Campbell Hall. Most have
competitive admissions processes with rolling timelines — if private
school is your plan, start early.

Strong academics, excellent arts & athletics. Requires living in Santa Monica or Malibu.
Outstanding college prep, small district, high parent involvement, well-funded programs.
Consistently ranked among California's top districts. Tight-knit coastalucommuni.ty.
Frequently #1-2 in statewide rankings. Major draw for Foothill area families.

Excellent and often overlooked. Strong academics at a more accessible price point.

Solid performance, diverse, good magnet program options. Frequently underestimated.

Mixed district with standout schools. Research individual campuses carefully.

World-Class Universities Nearby

LA County is home to some of the finest universities in the world
— UCLA, USC, Caltech, Pepperdine, LMU, Occidental, and more.
This matters not just for future college plans but for the
intellectual and cultural energy these institutions bring to their
surrounding neighborhoods.

' When buyers ask me about schools, I always say: look up the specific school

SCOTT'S
TAKE

— not just the district — on the California School Dashboard before making
any decisions. And tell me schools are your top priority before we start

touring, because it will completely change where we look.
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LA traffic is real. It's also manageable — if you make the right housing decisions up front.
Most people who hate their commute bought a house without thinking it through. Here's

what you need to know.

Q In LA, a12-mile commute can take 15 minutes at 6:45am or 75 minutes at
THE FUNDAMENTAL 8:15am. Distance is almost meaningless. Time and route are everything.
RULE Before you fall in love with a house, drive your actual commute during

actual rush hour.

Freeway Reality by Corridor

405 (N/S Corridor)

101 (Hollywood/Ventura)
10 (Santa Monica Fwy)

110 (Harbor Fwy)
The Sepulveda Pass

Valley to Downtown

Among the most congested freeways in the US during peak
hours.The Sepulveda Pass backup is legendary. Surface
street alternative: Sepulveda Blvd (slow but usable).

Heavy heading into Hollywood and downtown. 10—15 miles
can take 45—60 min during peak.

Connects Westside to downtown and beyond. Brutal in both
directions during rush hour.

Key north-south artery through downtown. Congested
during all peak periods.

Going from the Valley to the Westside is a daily calculation.
Many buyers choose one side of the hill and stick to it.This is
a legitimate housing strategy.

Via 101 or 134: 25-35 min off-peak, 60—90 min during rush
hour.



Metro & Public Transit

LA's Metro rail system is genuinely improving. The Expo Line connects downtown to Santa Monica.
The Purple Line extension links downtown to Westwood and eventually the Westside. The A Line
connects downtown to Long Beach. If your job is near a rail line, living close to a Metro stop can
meaningfully reduce your stress and commute cost.

The honest reality: most LA residents drive most of the time. Plan your life around having at least one
car per adult.

Best Times to Drive

Before 7:00am Freeway conditions are generally good on most corridors
7:00am — 9:30am Peak morning rush — add 30—60 min to any freeway
estimate

9:30am — 3:30pm Midday lull — much more manageable, closer to off-peak

conditions

3:30pm — 7:30pm Peak afternoon rush — often worse than morning,
especially on the 405

After 7:30pm Conditions improve significantly on most routes

Remote & Hybrid Work

If you're fully remote or hybrid, you have more neighborhood flexibility than you might think — and
this is one of the best opportunities in the current market. Porter Ranch, Pasadena, the South Bay,
and parts of the east Valley offer significantly more space for the money. Tell me your work schedule
and I'll show you what opens up.

' Live where you're going, not where you're coming from. If your office is in
= Culver City and you buy in Burbank because it's cheaper, that 405 commute

r
SCOTT'S will wear you down in six months. Proximity to work isn't a nice-to-have in

TAKE LA — it's a quality-of-life decision that compounds every single day.




Job Market
& Economy

Industries, employers & what you can

expect to earn

Los Angeles has one of the most diverse and resilient
economies of any city in the United States. It's not
dependent on a single industry — which means it
weathers economic cycles better than cities like San
Francisco (tech-heavy) or Houston (energy-dependent).

Here's the landscape.

> Major Industries

Entertainment & Media

Technology

Aerospace & Defense

Healthcare & Biotech

International Trade &

Logistics

Fashion 8 Apparel

Startups & Venture
Capital

The backbone of LA's identity — film, TV, streaming, music,
gaming. Netflix, Disney, Warner Bros., Universal, Sony,
Lionsgate, and hundreds of production companies and
studios.

LA is the second-largest tech hub in the US after Silicon
Valley. Concentration in ad-tech, fintech, e-commerce, and

consumer tech. Major offices: Google, Amazon, Apple, Snap,
Hulu.

Deeply rooted in LA's economy. SpaceX (HQ in Hawthorne),
Northrop Grumman, Boeing, Raytheon, and the Aerospace
Corporation all have major LA operations.

Kaiser Permanente, Cedars-Sinai, UCLA Health, Keck
Medicine, and a growing biotech corridor in the Westside and
El Segundo area.

The Port of LA/Long Beach is the busiest container port
complex in the Western Hemisphere, driving a massive
logistics and trade economy.

LA's Fashion District is one of the largest in the world. The
city is a significant center of US fashion manufacturing and
wholesale.

LA has seen explosive growth in VC-backed startups across
fintech, health tech, climate tech, and creator economy. The
startup ecosystem is maturing rapidly.



Y Salary Benchmarks by Industry
Approximate annual salary ranges for mid-level experienced professionals:

Entertainment (Production) $65K — $140K depending on role; major variation by union vs.

non-union
Tech (Engineering) $130K — $220K+ at major companies; $90K—$150K at startups
Tech (Product/Design) $110K — $190K at established companies
Aerospace / Defense $85K — $160K for engineers and program managers
Healthcare (Clinical) $80K — $180K+ depending on specialty and setting
Finance / Real Estate $90K — $200K+ depending on role and performance
Education $55K — $90K for LAUSD teachers; higher in independent
districts

> Co-working & Remote Work Infrastructure

LA has strong co-working infrastructure for remote workers and entrepreneurs. Major
options include WeWork (multiple locations), Industrious (Westside, DTLA, Pasadena), Soho
Works (West Hollywood), and dozens of independent creative spaces. Many neighborhoods
have developed their own microhubs for remote workers — Culver City, Venice, Silver
Lake, and Pasadena have particularly strong options.

) Key Employers Worth Knowing

Entertainment & Media Tech & Aerospace

Netflix (Los Gatos HQ, major LA presence) SpaceX (Hawthorne)

The Walt Disney Company (Burbank) Google (Playa Vista)

Warner Bros. Discovery (Burbank) Amazon Studios (Culver City)
Sony Pictures (Culver City)
NBCUniversdl (Universal City)
Lionsgate (Santa Monica)

Snap Inc. (Santa Monical)
Northrop Grumman (El Segundo)
Boeing Defense (El Segundo)

' Your job location should be one of the first things we talk about — not as an
= afterthought. In LA, a $I150K salary feels very different if you work in El

r
SCOTT'S Segundo vs. Burbank vs. Pasadena, because where you need to live to have

TAKE a reasonable commute changes your housing budget significantly.
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Buying a Home in LA

Los Angeles has one of the most diverse and resilient economies of any city in the United
States. It's not dependent on a single industry — which means it weathers economic cycles
better than cities like San Francisco (tech-heavy) or Houston (energy-dependent). Here's the
landscape.

Step 1: Pre-Approval — Do It Right

Get a full underwriting pre-approval from a lender before you tour a single house. Not a pre-
qualification letter — an actual pre-approval. In a competitive market, sellers and agents
scrutinize pre-approval quality. A strong letter from a reputable local lender signals you're
serious and shortens your closing timeline.

» Use alocal lender. National banks are slower and less flexible in fast-moving situations.

« Self-employed or complex income? Start the lender conversation even earlier —
document collection takes time and surprises people.

« Know your true budget: down payment + closing costs (2—3% of purchase price) +
reserves. Add those up before you fall in love with a price range.

Step 2: California Escrow — How It Works

California uses a third-party escrow company (not an attorney, unlike many east coast
states) to hold funds and manage the transaction. Typical escrow is 21-45 days. Both buyer
and seller agree on the escrow company at the start of the transaction.

« Clean offers: fewer contingencies make offers more attractive. Buyers frequently
provide appraisal gap coverage or waive the loan contingency with strong pre-approval.

« Earnest money: 1-3% of purchase price is standard. More earnest money signals
commitment and can offset a slightly lower price.

» Closing date flexibility: if a seller wants a leaseback period or specific close date,
accommodating that can be worth more than a higher price in many cases.

 Pre-offer inspections: in very competitive situations, buyers sometimes inspect before
offering so they can waive the inspection contingency while still knowing the home's
condition. I'll tell you specifically when this makes sense.



A

Never waive a contingency because you feel pressured — only because
you've done the analysis. My job is to tell you when it's smart risk and when

WATCH OUT you're overexposed. These are big decisions and they need clear heads, not

urgency-driven choices.

Step 4: Inspections to Know About

General Home Inspection

Termite Inspection

Roof Inspection

Sewer Scope

Chimney Inspection

Geological / Soil

Always. Your primary window into the property's condition. Budget
$500—%$750 for a thorough inspector.

Required by many lenders and standard practice. Dry climate =
active termite risk. Often negotiated as a seller-covered cost.

Separate from general inspection. Worth it for any home over 15
years old.

Highly recommended, especially for homes built before 1970. A failed
sewer line costs $8,000—$35,000. Buyers who skip this sometimes
regret it deeply

Often required by insurance. Especially relevant in hillside homes.

For hillside homes or homes in slide-prone areas. Worth the cost
before committing.

Step 5: Closing Costs to Budget

» Escrow fees: typically split; buyer's side is roughly 0.5—-1% of purchase price.
« Title insurance: lender's and owner's policies combined ~0.3—0.5% of purchase price.
« Lender fees: origination, underwriting, etc. Ask for a Loan Estimate upfront from any

lender you consider.

« Transfer tax: LA County charges $1.10 per $1,000. The City of LA adds an additional
layered transfer tax on higher-value transactions — ask about this specifically.

+ Prepaid items: first year homeowner's insurance, property tax impounds, prepaid
interest — budget $5,000—%$15,000 on top of standard closing costs.

' Total closing costs in LA typically run 2—3% of purchase price. On a $1.2M

SCOTT'S

TAKE consistent thing buyers underestimate when relocating from other states.

home, that's $24,000—$36,000 on top of your down payment. It's the most
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Lifestyle &
Recreation

Why people stay once they get here

LA's lifestyle is the reason people move here for work and
then refuse to leave. Here's an honest picture of what daily

life actually looks like when you live here — not as a tourist,
but as a resident.




The Beach

A classic Los Angeles spot known for hearty steaks, traditional
American fare, and timeless old-Hollywood charm.
3361 W 8th St Los Angeles, CA 90005

Hiking & Outdoor Recreation

Los Angeles has an extraordinary trail system that
most visitors never find. Griffith Park alone is larger
than Central Park and contains dozens of trails
ranging from easy walks to serious hikes. Runyon
Canyon has the views and the social scene. Topanga
State Park is a wilderness area that's 30 minutes from
Santa Monica. Angeles National Forest is 45 minutes
from most of the city and feels like a different world.

e Griffith Observatory / Mt. Hollywood Trail —
sweeping city views, iconic « Limekiln Canyon Trail
(Porter Ranch) — creek, shade, surprisingly serene

e Malibu Creek State Park — where M*A*S*H was
filmed; beautiful canyon country

« Solstice Canyon (Malibu) — ocean views, ruins,
family-friendly

 Temescal Canyon (Pacific Palisades) — waterfall,
bay views, challenging



The Food Scene

This is not a soft point — it's genuinely relevant to quality of life. LA
has arguably the most diverse and dynamic restaurant scene in the
United States. From street tacos at 2am to Michelin-starred omakase,
from authentic Sichuan in the SGV to the best Korean BBQ outside
Seoul, the food here is extraordinary and it gets better every year.
The farmers markets are world-class. Hollywood on Sundays, Santa
Monica on Wednesdays, Silver Lake on Saturdays, Brentwood on
Sundays — going to a local farmers market becomes a ritual that most
Angelenos consider non-negotiable.

Arts, Culture & Entertainment

LA's cultural infrastructure is routinely underestimated by people who
think of it only as a beach and movie town. The Getty (free admission)
is one of the finest art museums in the world. LACMA has an
extraordinary collection. The Broad in downtown has some of the best
contemporary art anywhere. The Hammer Museum in Westwood is
always surprising. The Hollywood Bowl in summer is one of the great
outdoor music experiences on earth.




Sports

LA has teams across every major sport: the Rams and Chargers
(NFL), the Dodgers (MLB), the Lakers and Clippers (NBA), the Kings
and Ducks (NHL), and LA FC and Galaxy (MLS). The opening of SoFi
Stadium brought NFL football back and has transformed the
Inglewood area. Dodger Stadium is one of the most beautiful
ballparks in baseball.

Weekend Escapes

Big Bear ~90 min east. Skiing in winter, hiking and lake in summer. A favorite
local escape.

Palm Springs ~2 hrs east. Desert warmth, mid-century architecture, excellent
dining. Great for weekends Oct—May.

Santa Barbara ~Q0 min north. The American Riviera — wine country, beaches,
charming downtown.

Joshua Tree ~2.5 hrs east. One of the most unique landscapes in North America.
Great for camping or glamping.

San Diego ~2 hrs south. Easily the best spontaneous day trip — Balboa Park,
beach, great food.

Catalina Island ~1 hr by ferry from Long Beach or San Pedro. A Mediterranean island
experience 22 miles offshore.

One of the best things about living in LA is that the lifestyle is layered. In the

' same weekend, you can hike at sunrise, grab fresh produce at a farmers
SCO-TT'S market, catch a Dodgers game, and end the night at a restaurant that would
TAKE have a 3-month waitlist in any other city. It takes a little while to unlock — but

once you do, there's nowhere else like it




Local Services & Essentials

Getting set up fast when you arrive

One of the most stressful parts of any relocation is figuring out the local
infrastructure — who provides what, how things work, and who to call.
Here's what you need to know to get set up efficiently in LA.

>

Utilities Setup

Electricity Southern Cadlifornia Edison (most of LA County) or LADWP (City of
LA). Set up before move-in at sce.com or ladwp.com.

Gas SoCalGas serves most of the region. Setup at socalgas.com. Note:
many newer homes and ADUs are all-electric.

Water Depends on your city — LADWP for City of LA residents; Las
Virgenes MWD, Calleguas MWD, or local municipal utility elsewhere.

Internet Spectrum is the dominant cable provider in most LA neighborhoods.
Frontier Fiber is available in select areas and is significantly faster.
AT&T Fiber in some corridors. Check coverage before you commit to
a home.

Trash & Recycling City of LA: included in property taxes. Independent cities have their
own services — confirm during escrow.



> Healthcare

LA has world-class medical infrastructure. Here
are the major systems you'll encounter:

Cedars-Sinai

One of the top hospitals in the country. Beverly
Grove / West Hollywood. Waitlists for primary care
are long — start the process early.

UCLA Health
Major academic medical center system with clinics
throughout LA. Strong across specialties.

Kaiser Permanente

Excellent if your insurance is Kaiser HMO.
Integrated system — labs, specialists, and primary
care all connected.

Providence / USC Keck
Strong systems with multiple LA locations, particularly strong in South LA and the east

side.

Children's Hospital LA
Top-ranked pediatric hospital. If you have kids with complex medical needs, this is
where you want to be.

Important: establish primary care before you need it. Good PCPs in LA have full
patient panels and can have 3—6 month waits for new patients.

> DMV & Vehicle Registration

Driver's License Required within 10 days of establishing CA residency. Make an
appointment online at dmv.ca.gov — walk-ins have very long waits.
You need a Real ID-compliant license for domestic air travel.

Vehicle Registration Required within 20 days of bringing a vehicle into Cadlifornia. Late
registration carries penalties.

Smog Check Required for most vehicles to register in CA. Budget $50—$90 for the
test.

Vehicle Impact Fee California adds a VLF (Vehicle License Fee) based on vehicle value.

Budget accordingly — it surprises buyers from no-VLF states.



> Essential Apps for LA Life

Navigation & Transport City Services & Safety
« Waze — LA's traffic navigation « MyLA3Il — report city issues, request services
essential « Citizen — real-time neighborhood alerts
« LA Metro — transit routes & trip « « Air Now — air quality monitoring (Valley
planning heat days)
¢ Spot Hero — parking reservations « Watch Duty — wildfire tracking app (essential
+ ParkWhiz — parking for events for hillside homes)

.

s Lyft / Uber — rideshare; widely used Ready LA — emergency preparedness, LAFD

> Banking & Financial Services

Every major national bank has strong LA presence. Local credit unions
worth knowing: First Entertainment Credit Union (entertainment industry
focus), California Credit Union, and Logix Federal Credit Union offer
competitive rates and strong service in the LA market.

> Grocery & Market Landscape

LA's grocery landscape is extraordinarily diverse. Whole Foods and
Erewhon represent the premium organic end. Trader Joe's is beloved
citywide. Ralphs and Vons are the mainstream chains. H Mart and 99
Ranch cover Asian groceries across the city. Mitsuwa and Marukai for
Japanese. Superior Grocers and El Super for Latin American staples.
Bristol Farms for premium conventional. The farmers markets listed under
Lifestyle & Recreation supplement whatever store you call home base.

' The fastest way to get set up in LA is to do your DMV appointment and utility
= transfers before you arrive, establish medical care in your first 30 days, and
SCOTT'S find your local farmers market in your first week. Those three things will make

TAKE the transition feel like home faster than anything else.




Your Moving Timeline

90 Days Before Your Move

+ Start researching neighborhoods and school districts — don't wait until
you're close.
- Begin conversations with a lender to understand your pre-approval
timeline and what documents you'll need.
« If you have children, research private school application deadlines —
many are due 6—9 months before intended enrollment.

« Get referrals for a California-licensed CPA familiar with the state tax
implications of your specific situation.
« Start decluttering. Moving companies charge by weight and volume —

every box you eliminate saves money.

60 Days Before Your Move

» Secure your mortgage pre-approval — full underwriting, not just a pre-
qualification letter.

+ Connect with a local LA realtor and start narrowing neighborhoods
based on your commute, school needs, and budget.

« Research school options in your target neighborhoods — request
transfers if using public school choice programs.

-« Get quotes from 3+ interstate moving companies. Prices vary
enormously. Book early — summer moves (May—August) fill up fast.

» Notify your current landlord or list your current home if selling.



Your Moving Timeline

30 Days Before Your Move

» Confirm moving company, route, dates, and delivery window. « Start
USPS change of address (usps.com/move). Forward mail starting move
week.

» Research utility providers for your new address and schedule service
start dates.

« Transfer prescriptions to a national pharmacy chain with LA locations.

» Obtain school records and immunization records if you have children.

» Notify your employer's HR of your address change for payroll/tax
purposes.

Move Week

« Set up internet service first —
everything else can wait, the internet
cannot.

- Confirm utilities are active (electricity,
gas, water) before the first night. -
Locate the electrical panel, water
shutoff, and gas shutoff in your new
home on day one.

+ Download: Waze, LA Metro, MyLA31],
Citizen, and Watch Duty (if in or near 7:10

35 min 27 mi
hillside areas).




First 90 Days in LA

« DMV driver's license: required within 10 days. Book your appointment at
dmv.ca.gov before you arrive.

» Vehicle registration: required within 20 days. Expect a smog check and
VLF fees.

- Establish a primary care physician — don't wait until you're sick to start
looking.

« Drive your commute at different times of day before settling into a
routine.

« Explore outside your neighborhood. Most Angelenos are deeply
attached to their small corner of LA. Be the exception and you'll get more
from this city.

- Set up earthquake preparedness basics: water storage (I
gallon/person/day for 2 weeks), emergency kit, learn your utility
shutoffs.

« Find your farmers market. Seriously. There's a great one within a mile of
almost everywhere in LA.

' The clients who settle in fastest are the ones who treat the first 90 days as an
SCO-TT'S exploration, not a judgment. LA reveadls itself slowly. Give yourself the time to

TAKE find it.




WHAT SURPRISES PEOPLE

AFTER THEY MOVE

The insider knowledge nobody hands you

The Scale of LA Is Not Abstract — It Changes Your Life

Los Angeles County is over 4,000 square miles. People move here and casudlly plan to ‘go to the
beach on weekends' from the Valley, or 'pop over to Pasadena' from the Westside. Both are possible
— occasionally. As a routine lifestyle? You'll spend more time driving than you expect. Most
Angelenos gravitate toward living within 5—10 miles of everything they regularly do. This is not a
limitation — it's a local adaptation that makes daily life much more manageable.

Micro-Climates Are Real and Dramatic

The weather isn't uniformly ‘sunny and 72." The Westside and coastal neighborhoods run 10-15°F
cooler and foggier than the Valley and inland areas. June Gloom (morning marine layer that burns
off by noon) is real and lasts from May through July on the coast. The Valley can hit 105°F in August.
Hillside homes often catch the marine layer in ways that flatland homes 2 miles away don't. Know
the micro-climate of any neighborhood you're seriously considering.

Wi ildfires Are a Real Factor, Not Just a News Story

If you're looking at hillside areas — Pacific Palisades, Malibu, parts of the Valley foothills, Altadena
— wildfire risk is a real variable in your decision. It affects homeowner's insurance availability
(several major carriers have pulled out of high-risk areas), insurance premiums, and the home's long-
term value trajectory. The 2025 fires that devastated parts of Pacific Palisades and Altadena were
deeply serious. If you're considering a hillside home, ask me specifically about fire hardening,
insurance options, and what's changed in and around the affected areas.

The Cadlifornia FAIR Plan exists as an insurer of last resort for high-risk
A properties, but coverage is more limited and more expensive than standard

homeowner's insurance. Always confirm insurance availability and estimated
WATCH OUT cost before removing contingencies on a hillside or fire-adjacent home. This
is non-negotiable.




WHAT SURPRISES PEOPLE

AFTER THEY MOVE

The insider knowledge nobody hands you

Your Car Will Take a Beating

LA streets are notoriously rough in many neighborhoods. Potholes are common. Parking garages are
tightly designed. Budget for tire replacements and minor body work more than you would elsewhere.
And parking enforcement is aggressive — street sweeping tickets are among the most common
citations in the city. Learn your street sweeping schedule within the first week.

The Community Is There — You Have to Find It

LA has a reputation for being transactional and surface-level. Most people who move here are
surprised. Neighborhoods like Burbank, Culver City, Manhattan Beach, Studio City, and Porter
Ranch have genuine community feel. It takes more intentionality than a small town — but it's
absolutely there. The parents at your kids' school, the regulars at your farmers market, the neighbors
who wave at you in the morning — it builds, and it builds quickly if you put yourself out there.

The Traffic Gets Easier to Navigate

In the first few months, LA traffic feels like a foreign language. After six months, you'll know your
routes, your timing windows, your backup surface streets. You'll have Waze mapped to your most
common destinations. It becomes second nature. Almost every client I've worked with says the same
thing: 'The traffic isn't as bad as I thought — once I figured out how to live around it.’

The Cost of Living Becomes More Manageable

California taxes and LA housing costs are real. But so is the fact that over time, Prop 13 locks your
property tax rate, your mortgage is fixed, and your income tends to grow in a city with this level of
economic opportunity. The buyers who struggle financially in LA are usually the ones who
overextended on purchase price. Buy within your actual means and the math gets better, not worse,
over time.



Our Services

How Scott Himelstein helps you land right

If you've read this guide, you're already more prepared than most people who move to LA. That
matters — in this market, preparation is the difference between a buyer who gets the right home and
one who spends months frustrated.

Here's what it looks like to work with me:

For Buyers

+ Curated neighborhood tours tailored to
your lifestyle, commute, and school needs

« Strategic offer guidance in competitive
situations — when to push, when to hold

» Access to off-market and pre-market
properties through local network

« Pre-offer inspection coordination and
contingency strategy

+ Trusted wvendor network:
inspectors, movers, CPAs, contractors

» Negotiation support through every step of
escrow

lenders,

For Relocating Families

« School district analysis aligned directly to
your home search « Commute reality checks
before you fall in love with a house -
Neighborhood introductions — what it's
actually like to live there, not just what it
looks like « Personalized relocation planning
based on your specific timeline « Community
connections: schools, pediatricians, activities
for kids « Ongoing support before, during,
and after your move

Ready to talk? Let's start with a conversation.

Whether you're relocating from across the state or across the country — whether you're 6 months
out or 6 weeks out — the best time to start is now. The more I understand about what you're looking
for, the better I can position you when the right home comes up.

Follow us on Social Media

n /ScottWorks4u

@ /scotthimelstein
(> | /@scotthimelstein

SCOTT HIMELSTEIN
Realtor | CalDRE#: 01452719

Q. 818.396.3311

@ www.Scott\Works4U.com

"Where You Live
Shapes How You Live"



