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Watch Before You Read On: 

Granada Hills Pros & Cons We break down the honest upsides and downsides of this
neighborhood on the channel — worth five minutes before you dive into the full guide.

The 30-Second Version Location: Northern San Fernando Valley, in the foothills of the
Santa Susana Mountains — bordered by Porter Ranch, Northridge, Chatsworth, and
Mission Hills. Vibe: Suburban, family-first, mid-century and ranch-style homes, tree-lined
streets, quieter than most of LA proper. Median home price: roughly $970K–$1.05M as of
mid-2026, with wide variation by street and school zone. Known for: Granada Hills
Charter (one of the largest, highest-performing charter schools in the country),
O'Melveny Park, Knollwood Country Club, and genuinely strong freeway access for a
Valley neighborhood. Best fit for: families prioritizing schools and space, move-up buyers
leaving denser parts of LA, and buyers who want a real yard without a coastal price tag. 

If you're reading this, you've probably already watched a few of our videos and you're
seriously weighing a move to Granada Hills — not just curious, actually considering it. So
we're going to skip the tourist-brochure stuff about sunshine and freeways and get
straight into what you actually came here to figure out: what it costs, what it feels like
day to day, what surprises people after they close, and whether this is the right corner
of the Valley for your life. This guide is built the way we'd talk you through it in person —
over coffee, not over a sales pitch. Save it, come back to it, share it with whoever you're
making this decision with. 

Before We Get Into It 

Granada Hills, At a Glance 

WATCH HERE



Line Item What to Expect
Why It Catches People
Off Guard

Property tax
≈1.25% of purchase
price/year (~$12,500/yr on
a $1M home)

Reassessed at your
purchase price, not the
seller's — your bill resets
higher than theirs was

Homeowners insurance
Rising fast across LA County
post-2025 fire season

Some carriers have pulled
back from CA; shop early,
don't wait until escrow

Earthquake insurance
$1,200–$2,400/yr through
CEA if added

Not included in a standard
policy — most owners skip
it, but know that's a choice,
not a default

Utilities (avg. single-family)
$230–$300/month
combined

Summers run hot in the
foothills; AC costs more
here than coastal LA

Gas / commute costs
Most households run 1–2
cars

Granada Hills is not a one-
car, walk-everywhere
neighborhood

The Real Cost of
Living Here

Not the citywide LA averages you'd find on Google —

what it actually costs to live in Granada Hills specifically.

Here's the number that matters most: at a $1,000,000

purchase price with 20% down, you're looking at roughly

$5,600–$5,900/month in principal, interest, taxes, and

insurance at current rates. That's before HOA (if

applicable) and before the extras below. Run your own

numbers before you fall in love with a listing — the

mortgage payment is rarely the surprise. The stuff

around it is. 



How It Compares to 
Nearby Options
A lot of our viewers are cross-shopping Granada Hills against Porter Ranch, Northridge, or even
Simi Valley. Here's the honest tradeoff:Porter Ranch generallyruns $100K–$300K higher for
comparable square footage but comes with newer construction and HOA-maintained common
areas. Simi Valley can deliver more house for the same money, but adds 20–30 minutes to most LA-
bound commutes via the 118. Granada Hills sits in the middle — older housing stock, but you're
paying for the school zone and the shorter commute, not for a fresh coat of paint.

Granada Hills Isn't One
Neighborhood — It's Four
This is the part most guides skip, and it's the part that actuallychanges your search.

Knollwood / Knollwood CountryClub Estates
Homes wrapped around the Knollwood golf course, mostly along Balboa Boulevard and Woodley
Avenue. Upscale, well-kept, mature trees, and a genuine sense of community — many owners
belong to the Knollwood Property Owners' Association and pay mandatoryannual dues for
neighborhood patrol and events.This is the premium pocket of Granada Hills, and it prices like one.

Granada Hills North 
(near O'Melveny Park / MissionPoint)
Closer to the mountains, more elevation, more views — and more direct wildfireexposure. This is
where you'llfind some of the mid-century Eichler-influenced homes the neighborhood is known for.
Quieter, a bit more remote-feeling, and popular with buyers who want hiking access literally out
the back gate.

Central Granada Hills 
(Balboa / Devonshire / Chatsworth St corridor)
The most classic,most walkable-by-Valley-standards stretch— closer to the shoppingand restaurant
strips,closer to Granada Hills Charter itself, and generally the most competitively priced tier for
buyers who want the school zone without the Knollwood premium.

Granada Hills South / near the 405

Closest to the freeway, which cuts both ways — best commute times to the Westsideand LAX, but
more trafficnoise on the boundary streets. Good value for buyers whose priority is commute time
over quiet.



     TAX
WARNING

Budget What You'll Realistically See

$700K–$850K
Smaller 2–3 bed, 1–2 bath homes, 1,000–1,400 sq ft, often
needing updating, or condos/townhomes in complexes like
Granada Ridge or Rinaldi Village

$900K–$1.1M
The heart of the market — 3 bed/2 bath single-family homes,
1,500–1,900 sq ft, move-in ready to lightly dated, in the
central and southern pockets

$1.2M–$1.5M
Larger lots, 4 bedrooms, updated kitchens, pool potential,
and your entry point into Knollwood or the view-lot streets
near O'Melveny

$1.6M+
Knollwood Estates golf-course-adjacent homes, fully
renovated mid-century properties, or larger custom builds on
premium view lots

What Your Budget
Actually Gets You

This is the question I get the most, so here's the straight version based on what's actually closing
right now rather than list-price guesswork. Treat these as directional ranges — they move with
rates, season, and inventory, and I'll always confirm current numbers against live listings on a
call.

A quick note on the housing stock itself: most of Granada Hills was built between the 1950s and
1970s — ranch-style, mid-century modern, and Spanish-influenced tract homes, most on lots
under a quarter acre. If move-in-ready matters more to you than character, budget extra time
(and money) for kitchens and bathrooms that haven't been touched since the original build.



ThePart Most Buyers Miss
Granada HillsCharter enrollment is not strictlyaddress-guaranteed the way a standardLAUSD
zoned school is — it runs on a residency-verified enrollment process with a lottery component for
some spots, and admission odds run around 70% for zoned addresses.
That means homes verified withinthe attendance boundarycan command a real premium — often
$50K–$150K over a comparable non-zoned address nearby.
Always confirm current attendance boundaries and enrollment rules directly with the school
before writing an offer based on it. Boundaries and policies can shift year to year, and we'll help
you verify this on any home we tour together

If you take one section of thisguide seriously, make it this one.

Schools: The Single Biggest Price 
Driver in This Neighborhood

Schools: The Single Biggest Price 
Driver in This Neighborhood

Granada Hills Charter is the reason a huge share of buyers choose this
neighborhood in the first place. It's one of the largest independent
charter schools in the country — over 6,000 students, K–12, ranked in
the top 20% of California schools for both math and reading
proficiency, with strong AP participation and a well-known athletics
and arts program.

Beyond the charter school, well-regarded options in the area include Van Gogh
Charter, El Oro Way Charter for Enriched Studies,and Tulsa Street Elementary at
the elementary level,and Frost Middle Schooland Patrick Henry Middle School for
middle school. If schools are your top priority, this is worth a dedicatedconversation
before we ever tour a house — it should shape your search radius from day one.



Destination Typical Drive Time Reality Check

Downtown LA 35–45 min via the 405 or 5
Add 15–20 min during 7–9am
and 3:30–6:30pm peak
windows

Burbank / media district 25–35 min via the 5/405

One of the more reasonable
commutes in this guide — a
big draw for entertainment-
industry buyers

Westside / Santa Monica 45–60+ min via the 405

This is the commute that
changes people's minds — be
honest with yourself about
how often you'll make this
drive

Northridge / CSUN, local
shopping

10–15 min
Day-to-day errands stay close
and easy

Commute & Traffic:
What It's Actually Like

Commute & Traffic:
What It's Actually Like

Granada Hills has better freewayaccess than most people expect
from the Valley. The 118 runs along the northedge, the 405 is a
straight shot south along Balboa, and the 5 isn't far east. Here's
what that means in real time, not brochure time:

Most households here run one or two cars — this isn't a walk-or-transit
neighborhood, even though a Metro Orange Line connector runs near Northridge.
If your work is remote or hybrid, the commute math barely matters. If you're
commuting to the Westside five days a week, it's worth being honest about before
you buy.



Get pre-approved, not just pre-qualified, before we start touring — in this price
range,sellers expect it and it strengthens every offer we write.

Expect standard 30–45 day escrow,with inspection contingencies covering roofing,
foundation, termite, and — given the terrain here — grading and drainage on hillside-
adjacent lots.

If a home is inside a school boundary you care about, verify it independently before
you write the offer. Don't rely on a listing description alone.

Budget your offer strategy around days-on-market: homessitting past three weeks
often have more negotiating room than the listing price suggests.

If you're relocating from out of state,we can build video walkthroughs and live virtual
tours into your process — you shouldn't have to fly out for every showing.

Buying in This Market: 
What to Actually Expect

Granada Hills is a competitive but not frenzied market right now — homes are averaging
roughly 30–45 days on market, and well-priced, well-located listings (especially
anythinginside the GranadaHills Charter boundary) still see multiple offers.



Heat: summers in the foothills run noticeably hotterthan coastal or even centralLA.
Expect more AC days and budget your summer utility bill accordingly.

Wind: this is a genuinely windypocket of the Valley, especially during Santa Ana
events in fall and winter.

Expect stronggusts, occasional power flickers or outages, and patio furniture that
needs securing — it catches transplants from calmer neighborhoods off guard every
year.

Wildfire and insurance: hillside-adjacent properties (especially north Granada Hills
near O'Melveny and Mission Point) carry real wildfire exposure, and it's compounded
by thosesame wind events. This affects insurance availability and pricing more than it
did five years ago —we'll walk you through currentcarrier options for any specific
address.

HOA culture in Knollwood: it's not a typical HOA — it's a mandatory Property
Owners' Association with its own dues, patrol services, and community events.Some
buyers love thestructure; others find it moreinvolvement than expected.

Older housing stock means older systems: budgetfor HVAC, roofing,and electrical
panel updates on homes that haven't been renovated, even if the home shows well
cosmetically.

Coyotes, deer, and the occasional bobcat are a normal part of living this close to the
Santa Susana foothills — not a sign anything's wrong, just a reality of the terrain.

Most day-to-day shopping and dining happens in strip-mall-style retail along
Devonshire, Balboa, and Chatsworth — this isn'ta walkable-downtown neighborhood,
and that's a feature for some buyersand a dealbreaker for others.

What Surprises 
People After 

They Move

The honest section — the stuff that doesn'tshow up on a listing sheet.



What Life Here
Actually Looks Like
What Life Here
Actually Looks Like

This is the part spreadsheets can't tell you — what it actuallyfeels like to live here.

Community: Why People Stay
Granada Hills has a small-town social calendar that alot of Valley neighborhoods lost along time ago. It's the
kind of place where you actually run into neighbors at the same three or four events every year — and that's
not an accident, it's a big part of why families put down roots here for decades instead of moving on after five
years.

A few fixturesworth knowing beforeyou move, all of which we've coveredon the channel:

Granada Hills FarmersMarket — a genuineweekly gathering spot, not just a produce stand. Great way to
meet neighbors before you've even unpacked.
Watch our video:[ADD LINK:Granada Hills FarmersMarket video]
Granada Hills Street Faire — the neighborhood's biggestannual community event,closing down a stretch of
the community for local vendors, food, and live entertainment.
Watch our video:[ADD LINK: Granada Hills Street Fairevideo]
Granada Hills HolidayParade — a genuinehometown tradition, the kind of event that tells you a lot about a
community's character in about twenty minutes.
Watch our video: [ADD LINK: Granada Hills Holiday Paradevideo]

Parks & Recreation
Petit Park (the Granada Hills Recreation Center) is the
neighborhood's everyday hub for youth sports —
baseball diamonds, basketball courts,a gym, and play
areasthat see constant use from Little Leagueand rec-
league families. If you've got kids and want them
plugged into a team within weeks of moving in, this is
where it happens.

O'Melveny Park is the other end of the spectrum — the second-largest park in Los Angeles, 672 acres of
hiking, mountain biking, and equestrian trailsclimbing into the Santa Susanarange, with genuinelystriking
views back over the Valley on a clear day. Knollwood Country Club rounds things out as the neighborhood's
social hub: public golf, tennis courts open to residents, and a clubhouse that hosts everything from weddings
to Sunday NFL gatherings.

White Oak Avenue, lined with over a hundred protected Deodar cedartrees (yes, the street from E.T.), isthe
kind of detail that makes this neighborhood feel distinct rather than generic-suburban. Little League runs deep
here too — Granada Hills' 1963 team won the LittleLeague World Series,and youth sportsare still a genuine
communityfixture



Top 5 Places to Eat

Old Granada Hills: 
White Oak Avenue

If you want to experience the character of Old Granada
Hills, take a stroll along White Oak Avenue. Lined with
local businesses, neighborhood favorites, and longtime
gathering spots, this corridor reflects the community's
welcoming, small-town atmosphere. It's one of the
places that gives Granada Hills its distinctive charm and
why so many longtime residents appreciate its close-knit
feel despite being part of Los Angeles.

Furn Saj 
 Middle Eastern flatbreads

made fresh to order; a local
favorite worth the wait.

Furn Saj 
 Middle Eastern flatbreads

made fresh to order; a local
favorite worth the wait.

Mercado Buenos Aires 
 an Argentine market and

eatery with genuinely excellent
empanadas and prepared

foods.

Mercado Buenos Aires 
 an Argentine market and
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empanadas and prepared

foods.

CF Food Kitchen
 a neighborhood go-to for a

casual, satisfying meal without
leaving Granada Hills.

CF Food Kitchen
 a neighborhood go-to for a

casual, satisfying meal without
leaving Granada Hills.

Main Kitchen 
a comfort-food staple serving

delicious brunch and lunch
favorites that keep regulars

coming back.

Main Kitchen 
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coming back.

 Seoul Time 
a solid Korean option that's
become a local favorite for
both quick bites and sit-

down meals.

 Seoul Time 
a solid Korean option that's
become a local favorite for
both quick bites and sit-

down meals.



This Is Probably Your Neighborhood If:
You want a real yard, a real garage, and space between you and your neighbors without a
coastal price tag. Schools — specifically Granada Hills Charter — are a top-three priority in
your search.
You're commuting to Burbank, the Valley, or working hybrid/remote rather than driving to
the Westside daily. You want a settled, family-oriented community over a walkable, dense
one.

It's Probably Not, If:
You want to walk to dinner, coffee, and errands without a car.
A daily commute to Santa Monica or the Westside is non-negotiable.
You want new construction and turnkey systems over character and space. You're drawn
to a denser, more nightlife-driven pace of life.

Is Granada Hills Right for You?Is Granada Hills Right for You?

Your Next Move
This guide covers what most buyers need to make a real decision — but every street, every school
boundary, and every insurance quote is specific to the actual address you're considering. That's
where we come in.

Here's how we help once you're ready to move from research to action:

Curated tours of Knollwood, north Granada Hills, and everywhere in between, so you can feel
the difference between pockets in person, not just on a map.

A buyer consultation built around your budget, timeline, and priorities — schools, commute, or
space, ranked in the order that actually matters to you.

School boundary verification on any specific property before you fall in love with it.
A trusted local network — lenders, inspectors, insurance agents who actually understand this
neighborhood's wildfire and hillside considerations, and movers.

Ongoing support before, during, and after closing, whether you're moving from across LA or
across the country.

Reach out whenever you'reready — no pressure,just a real conversation about whether GranadaHills
fits the life you're trying to build.

Scott Himelstein
Your Local LA Real Estate Guide
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Relocating to Granada Hills? Start with a Plan.
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