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Welcome to the 2026 Ventura County Home Buyer's Roadmap

Whether you're a first-time buyer relocating from Los Angeles, a remote worker ready to trade the city for coastal
mountains, or simply exploring your options in Thousand Oaks, Camarillo, Simi Valley, or Ventura — this roadmap
is for you.

The Ventura County market in 2026 moves fast. Median home prices are hovering between $880K—$955K
countywide, days on market average around 35 days, and well-priced homes still attract multiple offers. The
buyers who succeed aren't the ones with the most money — they're the ones who are most prepared.

"The difference between a smooth closing and a stressful one almost always comes down to preparation. This
roadmap gives you the same strategy | walk every client through.”

— Zac Wasserman, REALTOR® | RE/MAX ONE

Your 10-Step Roadmap at a Glance

MILESTONE TYPICAL TIMELINE KEY DELIVERABLE

Define Your Budget & Goals Before you search Budget worksheet
2 Get Pre-Approved Week 1-2 Pre-approval letter
3 Choose the Right Neighborhood Week 2-3 City shortlist
4 Hire a Buyer's Agent Week 2-3 Buyer rep agreement
5 Search & Tour Homes Week 3-6 Showing notes
6 Make a Competitive Offer When the right home appears  Signed offer
7 Open Escrow & Deposit EMD Days 1-3 after acceptance EMD wire
8 Complete Inspections & Due Diligence Days 7-17 in escrow Inspection report
9 Final Loan Approval & Appraisal Days 10-21 in escrow Clear to close
10 Sign, Close & Get Your Keys Days 25-30 in escrow Recorded deed m
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The 10-Step Buyer's Roadmap

Define Your Budget & Goals

Before you fall in love with a home, fall in love with your numbers. Start by calculating your true monthly housing
budget — not just the mortgage payment, but also property taxes (~1.1-1.25% of purchase price annually in Ventura
County), homeowner's insurance, HOA fees if applicable, and maintenance reserves.

Be honest about your must-haves vs. nice-to-haves: commute time to LA, school districts, square footage, garage,
proximity to the 101 or 118 freeway, walkability, or lot size.

 Target down payment (3.5% FHA - 5—-10% conventional - 20% to avoid PMI) « Monthly PITI budget (principal,
interest, taxes, insurance) ¢ Funds for closing costs (typically 1.5-3% of purchase price) « 3—6 month emergency
reserve post-close

Popular VC areas: Camarillo, Moorpark, Simi Valley — strong value vs. the coastal premium.

Use a mortgage calculator set to current 2026 rates before your first lender call. Knowing your ceiling
prevents heartbreak later.

Get Pre-Approved (Not Just Pre-Qualified)

A pre-qualification is a quick estimate. A pre-approval is a lender's verified commitment based on your income,
assets, employment, and credit — and it's what sellers require before they'll take your offer seriously in today's
Ventura County market.

Gather these documents before your lender appointment: last 2 years W-2s or tax returns, last 2 months pay stubs,
last 2 months bank statements (all pages), government-issued ID, and if self-employed, 2 years business returns +
YTD P&L.;

Explore loan programs: FHA (3.5% down, flexible credit), Conventional 97 (first-timers), VA (zero-down for veterans),
USDA (rural areas of VC like Fillmore and Santa Paula), and CalHFA down payment assistance for income-qualifying
buyers.

Get pre-approved by a LOCAL lender who knows Ventura County appraisers and escrow timelines. Big-box
online lenders can slow closings.
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Choose the Right Ventura County Neighborhood

Ventura County offers 26+ distinct communities — each with its own personality, price point, and lifestyle. Your

perfect neighborhood depends on whether you prioritize schools, commute, nature access, nightlife, or home size for
the dollar.

LA County transplants love: Thousand Oaks (top schools, safe, freeway-close), Camarillo (newer builds, lower
prices, outlet shopping), Simi Valley (bigger lots, Valley access via 118), and Moorpark (small-town feel, nature
trails).

Coastal buyers look at: Ventura (beach, arts district, downtown), Channel Islands Beach, Oxnard (more affordable
coastal option), and Port Hueneme.

Hidden gems: Oak Park, Newbury Park, Santa Rosa Valley, Bell Canyon, Lake Sherwood, Somis, Ojai (wine country
vibe), Fillmore, Santa Paula, and Mira Monte.

Popular VC areas: Westlake Village, Agoura Hills, Oak View, Casitas Springs, Saticoy, El Rio, Piru, Meiners Oaks

Drive the neighborhoods at different times of day — morning commute AND weekend afternoon. Vibe
matters as much as Zillow stats.

Hire a Buyer's Agent Who Knows the Market

In California, buyer representation is now governed by formal Buyer Representation Agreements (required post-NAR
settlement, effective 2024). Your agent works for YOU — not the seller — and is legally obligated to represent your
best interests.

What a great buyer's agent brings to the table: off-market and pre-market leads, neighborhood-level pricing
expertise, offer strategy for competitive situations, inspection referral network, escrow coordination, and negotiation
leverage.

Ask these interview questions: How many Ventura County buyers did you represent last year? What is your average
days-from-offer-to-close? How do you handle multiple-offer situations? Are you familiar with [specific city] inventory?

Buyer's agent compensation is negotiable and typically covered by the seller — but it must now be agreed
upon in writing BEFORE touring homes.
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Search Smart & Tour Strategically

Set up MLS auto-alerts through your agent for real-time new listings — not just Zillow, which often has stale or
inaccurate data. In 2026, well-priced homes in desirable Ventura County neighborhoods often go under contract
within 7-14 days.

On tours, take notes and photos — you'll see multiple homes and memory fades. Evaluate: roof age, HVAC vintage,
water heater age, electrical panel type, proximity to fire zones, HOA restrictions, and lot/site issues.

Red flags to note: stucco cracks near windows (foundation movement), water stains on ceilings, musty smells in
bathrooms, outdated knob-and-tube wiring, galvanized pipes (in older Ventura/Oxnard homes), and fire risk
disclosures.

Keep a simple 1-10 scoring sheet for each home you tour. Your gut feeling on day 1 is powerful — but
numbers cut through emotion.

Make a Competitive, Strategic Offer

When you've found the home, move decisively. Your offer package should include: purchase price, down payment
amount, loan type, pre-approval letter, proposed close date (typically 25-30 days), earnest money deposit (1-3% of
price), and any contingencies (inspection, loan, appraisal).

In competitive situations, consider: escalation clauses, larger EMD, shorter contingency periods, rent-back offers if
seller needs time, personal letters (use with caution in CA — Fair Housing implications), and waiving minor repairs
(not inspection itself).

Comparable sales (comps) from your agent tell you what fair market value is. Offer too low and you insult the seller.
Offer too high and you may not appraise. The sweet spot: at or slightly above list on well-priced homes.

Sellers in Ventura County care about NET proceeds AND certainty of close. A clean offer with a strong
buyer is often chosen over a higher price with conditions.
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Open Escrow & Submit Your Earnest Money

Once offer is accepted, escrow opens within 1-2 business days. You'll wire your Earnest Money Deposit (EMD) —
typically 1-3% of the purchase price — directly to the escrow company. NEVER wire EMD based on an email —
always verbally confirm wire instructions by phone with the escrow officer.

Your agent will order preliminary title (the 'prelim’) and you'll receive disclosures from the seller within days. Read
every disclosure carefully: Natural Hazard Disclosure, TDS (Transfer Disclosure Statement), SPQ (Seller Property
Questionnaire), HOA documents if applicable.

Key escrow milestones: Day 1 open - Day 3 EMD due - Day 17 inspection contingency removal deadline - Day 21

appraisal & loan contingency - Day 25-30 close of escrow.

Escrow wire fraud is real. NEVER change wire instructions based on an email, even if it looks official. Call
your escrow officer directly to confirm.

Inspections, Due Diligence & Contingency Removal

The general home inspection is your single most important protection in the transaction. Budget $450-$650 for a
thorough inspection by a licensed CA home inspector. For older homes in Ventura, Oxnard, Fillmore, or Santa Paula
— also consider sewer scope, chimney inspection, and pest/termite report.

In fire-adjacent communities (Thousand Oaks, Moorpark, Ojai, Oak Park, Simi Valley), review FAIR Plan availability
and insurance quotes BEFORE removing contingencies. Insurance has become a critical deal variable in California
in 2026.

After reviewing inspection results, you can: accept the home as-is, request repairs, request a price reduction (seller
credit), or cancel the contract if findings are unacceptable — all within your contingency period.

Attend your inspection in person. Walk the property with the inspector. The report alone doesn't capture the
nuance of what they show you live.
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Final Loan Approval, Appraisal & Clear to Close

Your lender orders the appraisal after your offer is accepted. The appraiser will visit the home and confirm value
supports the purchase price. If the appraisal comes in low, you have options: renegotiate price, make up the
difference in cash, or cancel using the appraisal contingency.

Do NOT make any major financial changes during escrow: no new credit accounts, no large purchases, no job
changes, no large unexplained deposits. Your lender will re-verify your financials days before closing.

Once underwriting issues a 'Clear to Close' (CTC), final loan documents are sent to escrow. You'll receive your

Closing Disclosure — review every line item and confirm your final cash-to-close amount.

Do a final walk-through 24—-48 hours before closing. Confirm agreed repairs were completed and the home
is in the same condition as when you offered.

Sign, Close & Get Your Keys m

Signing appointment is typically 1-2 days before the close date. You'll sign 100-150 pages of loan documents and
escrow instructions. Bring two forms of ID. After signing, your lender funds the loan and the county records the deed
— usually the next business day.

Closing costs typically include: lender origination fee, title insurance (owner's + lender's policy), escrow fee, recording
fee, property tax prorations, and homeowner's insurance premium. Budget 1.5-3% of purchase price.

When you get the call that your deed has recorded — congratulations! You're a Ventura County homeowner. Keys
are typically released by the listing agent or via lockbox once recordation is confirmed.

Post-close checklist: change all locks, update voter registration and DMV, set up utility autopay, locate your main
water shutoff, save inspection report and all disclosure documents, and file for Homestead Exemption with the county
assessor.

File your Homestead Declaration (free at the county recorder) immediately after closing. It protects up to
$678,391 of equity in California as of 2026.
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CITY / AREA

Thousand Oaks

Camarillo

Simi Valley

Moorpark
Ventura (city)
Oxnard
Newbury Park
Ojai

Westlake Village
Oak Park
Fillmore

Santa Paula
Port Hueneme

Agoura Hills

MEDIAN PRICE

RANGE

$850K-$1.3M

$720K-$1.0M

$650K-$950K

$750K-$1.1M

$700K-$1.1M

$600K-$850K

$800K-$1.2M

$700K-$1.2M

$900K-$1.5M

$800K-$1.2M

$480K-$680K

$450K-$650K

$550K-$750K

$850K-$1.25M

BEST FOR

Families, top schools
First-timers, retirees
LA commuters, space
Families, outdoorsy
Beach lovers, creatives
Affordability + coast
Hiking, trail access
Remote workers, wine
Luxury, lake access
Families, fire-adj OK
First-timers, value
Budget-conscious buyers
Military, coastal value

LA border, prestige

COMMUTE TO
LA

45-65 min

55-75 min

35-55 min

50—65 min

75-95 min

75-90 min

50-65 min

90-110 min

40-55 min

40-55 min

75-90 min

80—95 min

80-95 min

40-50 min

VIBE

Suburban, safe, polished
Newer builds, affordable
Valley access, big lots
Small-town, trail-rich
Coastal, arts, walkable
Diverse, underrated gem
Outdoor-centric, quiet
Bohemian, resort feel
Upscale, resort-lifestyle
Wooded, private, serene
Rural charm, agricultural
Historic, authentic VC
Beach town, compact

Upscale, Nature's Nook
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READY TO FIND YOUR VENTURA COUNTY HOME?

You've got the roadmap. Now let's put it in motion.

m CALL OR TEXT 805.212.9147 Get a free buyer consultation
[m EMAIL ZacSellsCA@gmail.com Send your questions any time

m WEBSITE zacsellsca.com Search listings + read buyer guides

m INSTAGRAM @zacwasserman Market updates + behind-the-scenes

ZAC WASSERMAN, REALTOR® - RE/MAX ONE - CA DRE# 02210760

Serving Ventura County & San Fernando Valley since 2022




