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Welcome to Chatsworth

If you're reading this, you've probably already watched a few of my
videos and you're seriously considering Chatsworth as your next
home. Good instinct. This guide isn't a brochure — it's the same
walkthrough I'd give you in person: what things really cost, which
pocket of Chatsworth fits your life and budget, how the buying
process actually works here, and the things that surprise people after
they've unpacked the last box.

Chatsworth sits in the far northwest corner of the San Fernando
Valley, backed against the Santa Susana Mountains. It's part of the
City of Los Angeles, but it doesn't feel like it — it feels like its own
small town that happens to carry an LA zip code. As your dedicated
realtor, my goal with this guide is simple: by the time you finish it, you
should feel informed enough to make a real decision, not just
intrigued by another neighborhood.

Why Chatsworth, Specifically

People move to Chatsworth for a handful of very specific reasons
— not generic 'why LA' reasons, but reasons tied to this exact
neighborhood:

+ Space without leaving the city — larger lots, single-family
homes, and room to breathe that's hard to find closer to the
Westside or Eastside at a comparable price.

+« The mountain backdrop — the Santa Susana Pass rock
formations give Chatsworth a genuinely different visual identity
from the rest of the Valley.

+ Real equestrian options — one of the few pockets left in LA
County where horse-keeping rights and a gated luxury
community can exist on the same parcel.
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« Family-oriented schools — a strong cluster of respected

- private schools alongside the local public option.

o l— « Still technically LA — Metrolink access and 118 Freeway
L -
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connectivity mean you're not cut off, even though it feels far

o

from the city center.

If you want walk-to-dinner urban living, this isn't your
neighborhood — that's a different conversation, and I'm happy to
have it. If you want more house, more privacy, and mountain views,
and you don't mind driving, keep reading.




Neighborhood Overview —
Lifestyle & Budget

Chatsworth isn't one neighborhood — it's several distinct pockets, and which one fits you depends
entirely on budget and lifestyle.

Gated Estate Communities ' roughly $1.6M—$6M+

Indian Springs Estates, Indian Falls Estates, Monteria Estates, and Summit Ridge sit up in the hills
off Plummer Street. Indian Springs is 24-hour double-guard gated with lots typically half an acre
to 2+ acres and a real HOA with architectural review — a favorite with buyers who want
privacy above all else. Indian Falls Estates, just north of the 118, offers slightly newer semi-
custom homes on smaller but still generous lots with strong valley views.

Deerlake Ranch (New Construction, Master-Planned) -
roughly $1.5M—-$2.2M+

A newer gated master-planned community in the foothills off the 118, near the Porter Ranch
border — six distinct villages (Ridgepointe, Crestley, Skyline, and Horizon among them) built out
across roughly 230 acres by Pulte and Landsea Homes. Homes run new-construction, typically
3,000—4,300+ square feet with 2—3 car garages, and residents get access to the Canyon Club
recreation center (pool, spa, game room, event space), miles of hiking trails, and a dog park. It's
a strong fit for buyers who want a brand-new home with HOA-managed amenities rather than
an older custom estate — and it's close to Sierra Canyon and Chatsworth Charter High School.
Being foothill terrain, the same fire-zone and insurance diligence covered later in this guide
applies here too.

Equestrian & Rural-Feel Pockets ' often $IM—$3M+

Box Canyon and the areas near Santa Susana Pass offer a gated-or-private feel with genuine
horse-keeping rights on select parcels — though 'zoned for horses' isn't automatic and always
needs to be verified parcel by parcel.

Chatsworth Lake Manor 'roughly $800K—-$1.3M

A quieter, more tucked-away pocket near the lake — good relative value, popular with buyers
who want seclusion without a top-tier price tag.

Colony West 'roughly $950K—-$1.3M

An established, family-friendly pocket near Mason Park and Porter Ranch Village, known for
quiet cul-de-sac streets and generous lot sizes. Most homes date to the 1970s—80s, so expect a
mix of original-condition and fully remodeled properties at different price points within the same
streets. A good fit for buyers who want a settled, low-turnover neighborhood feel without
gated-community HOA dues.




Central / "Old Town" Chatsworth ' roughly $850K—
$1.1M single-family, $349K—-$700K condos

The walkable, classic-suburb core near the Metrolink station, the farmers market, and the
Devonshire corridor's shops and restaurants. This is the best entry point for buyers who want
single-family Chatsworth living without stretching past $1.IM, and it's where most condo and
townhome inventory lives.

North Chatsworth / Near the Porter Ranch Border
roughly $950K—$1.4M

Newer construction and larger modern floor plans with easy crossover access to Porter Ranch's
shopping and schools, without the full Porter Ranch price premium.

Snapshot

A quick read on who your neighbors will be. Figures vary somewhat depending on the exact
boundary and data source used, so treat these as directional, not exact:

~ 38,600 - 51,000 (varies by source &

Population boundary)

Median Age % 43 - 44 years

Average Household Size 2.87 people

Median Household Income = $130,000 - $150,000

Hispanic/Latino Population

Foreign-Born Population

Chatsworth skews a bit older and more established than the LA average — this is a
neighborhood of long-tenured homeowners and families, not a young renter's market.




Housing Guide

~ $950,000 - $1.25M (varies by month &
source)

Median Home Price (2026)

Price Per Square Foot = $450 - $490

Median Rent = $2,700/month (range $2,300-$3,800)

Days on Market 37 - 54 days, typical

= 1.25% of assessed value (confirm per parcel
—some run closer to 0.75%)

Property Tax

Single-family homes dominant;
condos/townhomes concentrated in
central Chatsworth; custom estates in the
gated hill communities

Buying a Home
Standard California home-buying process. Typical escrow runs 30—45 days. Expect

termite, roof, and general inspections as a baseline — plus, on hillside and equestrian
parcels, additional due diligence covered in the next section.

Renting a Home

Most landlords look for income at roughly 3x the monthly rent and a credit score of 650+
as a soft minimum. One month's deposit is standard. Verify listing sources directly — rental
scams targeting relocating buyers are common enough to be worth the extra five minutes
of diligence.



What Your Budget Actually Buys

Condo or townhome in central Chatsworth, or an
older/smaller single-family fixer

$700K - $900K

Standard 3-4 bedroom single-family home, central or north
Chatsworth, move-in ready

$950K - $1.2M

Larger lot, updated finishes, or entry into newer-
construction pockets near Porter Ranch

$1.3M - $1.9M

Gated estate communities — Indian Springs, Indian Falls,
Monteria, Summit Ridge

Hidden Costs & Buyer Realities

This is the section I wish every buyer read before making an offer, not after.

Q Fire insurance in the hillside zones — a meaningful share of Indian Springs,
Indian Falls, and other hillside parcels sit in a CAL FIRE Fire Hazard Severity
Zone. Expect the California FAIR Plan plus a wraparound policy in many cases,
realistically $5,000—%12,000/year depending on construction and defensible
space. Get a real quote during your inspection period, not after.

HOA dues in gated communities — factor these into your true monthly
number, not just the mortgage.

Flood risk isn't zero — Chatsworth carries a minor flood risk designation
overall, with a meaningful share of properties carrying some 30-year flood
exposure. Worth a parcel-specific check, not a dealbreaker on its own.

Q Equestrian zoning verification — horse-keeping rights depend on the correct
zoning suffix and a minimum lot size under LAMC 12.05 — never assume from a
listing description alone; pull the parcel on ZIMAS.

& Two ZIP codes, one Chatsworth — 91311 is the residential ZIP; 91313 is PO-box
only. Make sure any data you're reading is actually about 91311.



Schools & Education

Chatsworth families generally choose between the LAUSD public option and a strong cluster
of nearby private schools — and the private options here are a genuine draw, not an
afterthought.

Public

Chatsworth Charter High School (grades 9-12, GSTEAM magnet program) is the
neighborhood's public high school — a 40-acre campus that's been part of the community
since 1963. Feeder elementary and middle schools are LAUSD as well; always check the
specific address against LAUSD's boundary tool, since lines can shift block by block.




Private

Chatsworth has a genuinely strong private school lineup — one of the real reasons families
choose this neighborhood over other parts of the Valley:

Sierra Canyon School — 11052 Independence Ave (Lower School) and 20801 Rinaldi
St (Upper School), both in Chatsworth. One of the most recognized private schools in
the Valley — PK through 12, college-preparatory, roughly 1,100+ students across two
campuses, with a well-known athletics program. Worth knowing: it draws families from
across LA, not just Chatsworth, so it doesn't require living directly in the
neighborhood — but proximity makes daily drop-off and pickup dramatically easier.
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Chaminade College Preparatory — runs its middle school campus (grades 6—8) right
in Chatsworth, with the high school campus nearby in West Hills — a well-regarded
Catholic college-prep option.

St. John Eudes Egremont School

preschool through 8th grade with an independent option for preschool
small class sizes. through 5th grade.



Transportation
& Commuting

The 118 Freeway (Ronald Reagan
S . " Freeway) is Chatsworth's main
2L Ron :21“ ¥ b artery to the rest of the Valley and
: : beyond — convenient, but subject
to  standard LA rush-hour
congestion.

Metrolink's Chatsworth Station (Ventura County Line) is a genuine advantage if
you work downtown and want to skip driving — a real edge over Valley
neighborhoods without rail access.



Commute to Downtown LA:
roughly 35-50 minutes outside
peak hours, longer during 7—10am
and 3—7pm.

Commute to the Westside: the
honest number is 45—70+ minutes
during peak hours via the 101. Drive
the actual commute at the actual
time of day before you buy — don't
rely on a Sunday-afternoon test
drive.

Local driving: Chatsworth is
spread out and car-dependent. You
will drive for groceries, coffee, and
school drop-off. This is suburban
Valley living, not walkable-urban
living.




Job Market
& Economy

Chatsworth's economy looks different from the entertainment-driven picture people
associate with LA. This part of the Valley carries a real aerospace and precision-
manufacturing legacy, and that identity still shapes the local job market today.

Q Aerospace & Defense — companies with a presence in Chatsworth include Moog, Ontic
Engineering & Manufacturing, Teledyne, Align Aerospace, and Capstone Green Energy,
alongside numerous smaller precision-manufacturing shops.

Q Industrial & Logistics — warehouse and distribution operations are concentrated along
the Winnetka and Owensmouth corridors.

Q Remote & Hybrid Work — Chatsworth itself has limited co-working infrastructure; most
remote professionals either work from home or commute toward the Warner Center
business district in Woodland Hills.

This matters for buyers: Chatsworth's daytime population and traffic patterns are shaped by
manufacturing shift schedules as much as by office commutes — worth knowing if you're
evaluating weekday noise, truck traffic near industrial parcels, or simply want to understand
who your neighbors' jobs actually are.




The Buying Process in
Chatsworth's Market

Chatsworth is rated 'somewhat competitive’ — homes typically move in 37—54 days, and
well-priced properties in the central and northern pockets still see multiple offers, while

larger hillside estate listings can sit longer simply because the buyer pool for a $3M+ property
is smaller by nature.

. (0001}, - o T-le ol o ) V/-Ye M T TR [Te 1 [1[-Ye| — in a market where good listings
0 move in under two months, a pre-qudlification letter isn't competitive
enough.

Get your fire insurance quote during your inspection period, not after

this is the single most common thing that derails escrow on hillside

properties. Some carriers won't write a standard policy at all in a high fire
hazard zone.

Q

9 " Verify zoning and lot boundaries before you fall for "the horse
- o]t I-1ga%8— pull the parcel on ZIMAS and confirm the zoning suffix.

‘ ﬁp (LT AN I Loy To fo g IO |1 {01 [ XY )A — 30—45 days, with the usual

termite, roof, and general inspections.

pfnn =103 Tel Ty Lo Tg (@ Te [ [T R ) - g [ ) | (o1 o8 — a well-priced central Chatsworth
.1 single-family home can move in under three weeks; a gated-estate listing
might sit for months. Don't judge your timeline off the wrong data point.



Moving to Chatsworth —
Checklist & Insider Tips

30—-60—-90 Day Timeline

60 Days Out: Declutter, research movers, start comparing
neighborhoods against this guide

30 Days Out: Confirm movers, begin change-of-address
paperwork

14 Days Out: Pack essentials, confirm utility transfer dates

Move Week: Set up utilities, confirm internet installation
window

New Resident Quick Setup

Register your vehicle at the DMV (within
20 days of moving)

Transfer your driver's license
Set up utilities & internet

Handle school enrollment early — some
Chatsworth private schools have waitlists

Establish local healthcare providers

Plan and drive your actual commute route
before your first workday

Useful apps: LA Metro, MyLA311, Citizen,
Waze




Insider Tips

« Best times to drive the 118: before 7am
or after 7pm

. Alternate routes: Topanga Canyon Blvd,
Devonshire Street, and Plummer Street all
help you route around 118 backups

Hidden gems: Stoney Point Park, the
Chatsworth Nature Preserve, and Santa
Susana Pass State Historic Park

Farmers market: the weekly Chatsworth
Farmers Market is a fixture new residents
mention often as the moment the
neighborhood started to feel like home
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Safety tips: avoid rental scams by
verifying listing sources directly, and
always verify equestrian zoning rather
than trusting a listing description




Lifestyle & Recreation

Local Restaurants

Chatsworth's dining scene is casual, locally loved, and heavy on family-run spots that
have been part of the neighborhood for years — these are the ones our channel
keeps coming back to, several with their own episode:

San Carlo Italian Deli
10178 Mason Ave., Chatsworth, CA

A Chatsworth classic — fresh-baked
bread, house-made pasta and
sausage, and a full Italian grocery
counter alongside the sandwich
case. We featured San Carlo in one
of our episodes, and it's still one of
the most requested spots from
viewers.

Watch Featured Video ..,

Country Deli

9901 Topanga Canyon Blvd.,
Chatsworth, CA

Open since 1979, this is the
neighborhood's classic Jewish-
American deli — pastrami, matzo
ball soup, smoked fish, a full in-
house bakery, and a dog-friendly
patio. Locals describe it as a place
where the staff feels like family.

Big Art's Tacos y Burros
21534 Devonshire St., Chatsworth, CA

Home of the original asada
breakfast burrito — massive, loaded,
and the reason there's a line most
mornings. We covered Big Art's in
one of our episodes, and it's easily
one of the most talked-about
breakfast spots in the Valley.

Watch Featured Video ..,

Best Damn Chicken
21414 Nordhoff St., Chatsworth, CA

Chicago-style fried chicken and
catfish with real Midwest soul food
energy — crispy wings, banana
pudding, and a story behind it
worth hearing. We featured Best
Damn Chicken in one of our
episodes, and it's quickly become a
neighborhood favorite.

Watch Featured Video ..,

2

One876 Caribbean Restaurant
20869 Lassen St., Chatsworth, CA

Authentic Jamaican cooking — jerk
chicken marinated for days and
grilled outdoors, oxtail, curry goat,
rice and peas. We featured One876
in one of our episodes; it's a genuine
taste-of-the-islands experience
tucked into a Chatsworth strip mall.

Watch Featured Video ..,

Munch Box
21532 Devonshire St., Chatsworth, CA

A retro-style diner serving classic
American comfort food since the
1940s — burgers, grilled cheese, and
a genuinely nostalgic vibe.


https://www.youtube.com/watch?v=Zrdu0xm8YUo
https://www.youtube.com/watch?v=Zrdu0xm8YUo
https://www.youtube.com/watch?v=Zrdu0xm8YUo
https://www.youtube.com/watch?v=Zrdu0xm8YUo
https://www.youtube.com/watch?v=KBKABfnT3rU&t=19s
https://www.youtube.com/watch?v=KBKABfnT3rU&t=19s
https://www.youtube.com/watch?v=Zrdu0xm8YUo
https://www.youtube.com/watch?v=bjylaq3fJ8Q&t=3s
https://www.youtube.com/watch?v=bjylaq3fJ8Q&t=3s
https://www.youtube.com/watch?v=Zrdu0xm8YUo
https://youtube.com/watch?v=DctiyzHbBMU&time_continue=0&source_ve_path=NzY3NTg&embeds_referring_euri=https%3A%2F%2Fwww.google.com%2Fsearch%3Fq%3D%2528https%253A%252F%252Fwww.youtube.com%252Fwatch%253Fv%253DDctiyzHbBMU%2529%26sca_esv%3D9035e449288dd937%26sxsrf%3DAPp
https://youtube.com/watch?v=DctiyzHbBMU&time_continue=0&source_ve_path=NzY3NTg&embeds_referring_euri=https%3A%2F%2Fwww.google.com%2Fsearch%3Fq%3D%2528https%253A%252F%252Fwww.youtube.com%252Fwatch%253Fv%253DDctiyzHbBMU%2529%26sca_esv%3D9035e449288dd937%26sxsrf%3DAPp

Parks & Open Space

Chatsworth has an unusually strong park and open-space network for a
neighborhood this size — a real part of the day-to-day quality of life here, and worth
walking through before you commit to a specific pocket.

o Chatsworth Park South — 22360 Devonshire St. The community's anchor park —
tennis and basketball courts, pickleball, a playground, and the historic Homestead
Acre cottage, the last remaining original homestead in the San Fernando Valley.

o Chatsworth Park North — 22300 Chatsworth St. Basketball courts, baseball
fields, and fitness zones, sitting right at the base of Stoney Point.

« Stoney Point Park — on Topanga Canyon Blvd near the 118. Chatsworth's
signature rock formation and unofficial symbol — a City Historic-Cultural
Monument popular with hikers, equestrians, and rock climbers, with sweeping
views over the Valley from the top.

« Mason Park / Mason Recreation Center — 10500 Mason Ave. A solid
neighborhood rec center with community programming for families.

+ Garden of the Gods — near Santa Susana Pass Rd & Topanga Canyon Blvd.
Striking sandstone rock formations that make for one of the most photographed
spots in the neighborhood — an easy, family-friendly walk.

« Chatsworth Oaks Park — quieter open space with a historic trail, good for a low-
key morning walk.

« Santa Susana Pass State Historic Park — 9853 Andora Ave. Canyon trails and
old stagecoach history, with some of the best rock-formation scenery in the
Valley.

o Chatsworth Nature Preserve — a 1,325-acre open-space preserve of oak
woodland, grassland, and wetland habitat supporting more than 200 bird species
— one of the largest protected natural areas inside LA city limits.

Hiking

« Stoney Point Loop — short, social, and scenic; a local favorite for a quick outdoor
break

« Santa Susana Pass trails — old stagecoach road history paired with some of the
best rock-formation views in the Valley

« Sesnon Trail — an easy 2.6-mile out-and-back that runs along the hillside behind
Porter Ranch/Chatsworth, connecting neighborhoods and green space

Golf

There's no golf course inside Chatsworth itself. The closest option is Knollwood
Country Club in Granada Hills, about 6 miles away — a public 18-hole, par-72 course
with a driving range and two public tennis courts.

Shopping
Porter Ranch Town Center and The Vineyards at Porter Ranch sit just over the border

and function as Chatsworth's de facto shopping hub — Whole Foods, Nordstrom Rack,
Ulta Beauty, and an AMC theater among them



Neighborhood Spotlight:
Indian Springs Estates

A Top Choice for Buyers Who Want Privacy Without Leaving Los Angeles

Indian Springs Estates is a 24-hour double-guard-gated community set in the Santa Susana
Mountain hills off Plummer Street — one of Chatsworth's two most-asked-about gated estate
neighborhoods.

« Large, private lots — most homes sit on 0.5 to 2+ acres, giving genuine separation from
neighbors that's rare inside LA city limits.

« Custom architecture — an active HOA with architectural review keeps the community's
high-end character consistent.

« Equestrian-friendly on portions — select lots carry the correct zoning to allow horse-
keeping by right — always confirm by APN before assuming.

« Long-standing appeal — the privacy and topography have made this a favorite with
entertainment industry professionals and athletes for years.

« Fire-zone awareness required — a meaningful portion of the community falls in a CAL
FIRE High or Very High severity zone — plan your insurance conversation early.

Typical sale prices in Indian Springs Estates run roughly $2.0M—$4.5M depending on
lot size, view, and improvements — with the broader gated-estate tier in Chatsworth
stretching up to $6M+.

Want the new-construction alternative to a custom hillside estate? Deerlake Ranch,

covered in the Neighborhood Overview, offers a similarly gated, amenity-rich lifestyle
in brand-new homes — worth touring back-to-back with Indian Springs if you're
deciding between built-in character and turnkey new construction.




What Surprises People
After They Move In

The heat is real — Chatsworth is inland Valley, and summer highs regularly push past
95—100°F. Air conditioning isn't optional; budget for it as a real monthly cost.

Wildlife is part of daily life — coyotes, and in the hillside areas, rattlesnakes, are normal
this close to the Santa Susana Mountains. Not dangerous if you're reasonable about it,
but a real adjustment if you're not expecting it.

You'll drive more than you think — even people who moved here specifically for space
sometimes underestimate how car-dependent daily life becomes.

The gated communities have real rules — architectural review, HOA approval for
exterior changes, and sometimes parking or short-term rental restrictions. Read the
CC&Rs before you buy.

Fire season becomes part of your calendar — brush clearance, defensible space
requirements, and annual insurance renewal conversations become routine if you're in or
near the hillside zones.

The quiet is real — some people love it more than expected; others miss the energy of
denser LA neighborhoods more than they expected. Be honest with yourself about which
kind of person you are before you commit.




The Next Move Is Yours

Chatsworth isn't for everyone — and that's exactly why it's right
for the people it's right for. If you want space, mountains, real
schools, and a slower pace without leaving Los Angeles, this is
one of the last places in the city where that combination still
exists.

But a neighborhood this specific deserves a search that's just as
specific. Generic listings and generic advice won't tell you
whether that hillside lot is actually zoned for your horses,
whether that gated community's HOA fits your budget, or
whether your commute is 35 minutes or 65. That's where | come
in.

Here's how | help relocating buyers get this right:

« Curated tours of Chatsworth's specific pockets, matched to your budget and
lifestyle

« Pre-offer due diligence on zoning, fire hazard status, and insurance
availability — before you're locked into a contingency deadline

« Buyer consultations built around your actual timeline, budget, and non-
negotiables

« Access to trusted local lenders, inspectors, and movers who already know
this area

e Support that doesn't end at closing — I'm still here after you've got the keys

« Whether you're coming from across LA or across the country, let's make sure
your move to Chatsworth is intentional, informed, and exactly right for you.



Where You Live

Shapes How You Live

SCOTT HIMELSTEIN

Realtor | CalDRE#: 01452719

, 818.396.3311
@ www.ScottWorks4U.com

n /ScottWorks4u

@ /scotthimelstein
2 /@scotthimelstein
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