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WELCOME

Your Roadmap to Homeowner ship in
Ventura County

Buying your first home is one of the biggest financial moves you'll ever make — and in Ventura County,
it can also be one of the smartest. Whether you're relocating from Los Angeles or already living locally,
this guide walks you through every step of the process clearly and honestly, so nothing catches you off
guard.

This roadmap covers the 7 key phases of buying a home: from getting your finances ready to walking out of
escrow with keys in hand. Each step includes what to do, what to watch out for, and Ventura County-specific
context that generic guides leave out.

STEP PHASE WHAT HAPPENS

1 Financial Prep Check credit, calculate budget, build savings

2 Loan Options Understand FHA, conventional & CalHFA programs

3 Pre-Approval Get pre-approved and know your real buying power

4 Home Search Find your city, choose a REALTOR®, tour homes

5 Offer & Negotiate Write a strong offer and navigate counteroffers

6 Escrow & Inspection Due diligence, contingencies, and loan finalization

7 Close & Move In Final walkthrough, signing, keys, and next steps
L Ventura County's most competitive cities — Thousand Oaks, Westlake Village, and Camarillo —
LOCAL

regularly see multiple offers within days of listing. Being pre-approved before you start touring is

TIP . .
not optional here; it's the table stakes.
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STEP 1

Get Your Finances Ready

Before you search a single listing, your financial foundation needs to be solid. Lenders look at four

things: credit score, debt-to-income ratio (DTI), down payment, and employment stability. Getting these

right dramatically widens your options.

Credit Score Minimums

LOAN TYPE MIN. CREDIT SCORE DOWN PAYMENT

FHA Loan 580 (3.5% down) / 500 (10% down) 3.5%-10%

Conventional 620+ 3%—20%

VA Loan No minimum (lender typically 620+) 0%

CalHFA (CA State) 640-660+ 3%-3.5%
Key Actions

 Pull your free credit report at annualcreditreport.com — check for errors and dispute any inaccuracies
« Pay down revolving balances to below 30% of your credit limit

 Avoid opening new credit lines or making large purchases for 3—6 months before applying

« Calculate your DTI: monthly debt payments + gross monthly income. Aim for under 43%

» Save 3—6 months of mortgage payments as a reserve in addition to your down payment

m VENT With a median home price around $875K—$900K countywide in 2026, a 3.5% FHA down payment
URACO means roughly $30,000-$32,000 upfront. Conventional loans at 5% down put you at $44,000+.

UNTY C ) ) .
ONTEX Factor in 2—3% in closing costs on top of your down payment.
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STEP 2

Understand Y our Loan Options

California has more first-time buyer loan programs than most states. Knowing which loan fits your
situation can save you tens of thousands of dollars over the life of your mortgage.

PROGRAM BEST FOR KEY BENEFIT

FHA Loan Lower credit / smaller down 3.5% down, flexible underwriting
Conventional Strong credit, 5%+ down No upfront MIP; drops PMI at 20% equity
VA Loan Veterans & active military Zero down, no PMI, competitive rates
CalHFA MyHome CA first-time buyers Deferred second loan covers down payment
CalHFA Zero Interest Income-qualified buyers 0% interest deferred closing cost help
Conventional 97 First-timers, 3% down Lower PMI than FHA on good credit

Mortgage rates in 2026 are hovering in the mid-to-upper 6% range. While that's higher than the historic lows
of 2020-2021, many buyers are using a 'buy now, refinance later' strategy — locking in a home before prices
climb further, then refinancing when rates drop.

L CalHFA programs have income limits and purchase price caps that can make them tricky in
;CF))CA'— higher-priced VC cities like Westlake Village or Thousand Oaks. They work well for Camarillo,
Oxnard, and Simi Valley. Ask your lender to run both scenarios.
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STEP 3

Get Pre-Approved

A pre-approval letter is your ticket to being taken seriously in Ventura County's competitive market.

Sellers won't entertain offers from buyers without one — and in fast-moving markets, it also tells you
exactly what you can afford before you fall in love with a home that's out of reach.

Pre-Approval vs. Pre-Qualification

Pre-qualification is a quick estimate based on self-reported information. Pre-approval involves a full credit
pull, income verification (W-2s, tax returns, pay stubs), and asset documentation. Pre-approval is what you
need — and what listing agents expect to see attached to any serious offer.

Documents You'll Need

* Last 2 years of W-2s and federal tax returns

« 30 days of recent pay stubs

« Last 2—3 months of bank and investment account statements

« Driver's license or government-issued 1D

« If self-employed: 2 years of business tax returns + year-to-date P&L;

« Explanation letters for any large deposits or credit inquiries

m RATE Apply with 2-3 lenders within a 14-day window. Credit bureaus treat multiple mortgage inquiries in
i’lgOTFI)FF:' a short window as a single inquiry, so your score won't take multiple hits. Even a 0.25% rate
difference on a $700K loan saves over $40,000 over 30 years.
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STEP 4

Find Your City & Start Touring

Ventura County has 10 incorporated cities plus unincorporated communities, each with a distinct

lifestyle, price point, and school district. Where you buy matters as much as what you buy.

CITY APPROX. MEDIAN (2026) BEST FOR

Thousand Oaks ~$950K—$1.05M Top schools, established neighborhoods
Camarillo ~$775K-$875K New builds, quieter pace, 101 access
Oxnard ~$650K—-$775K Beach proximity, entry-level value
Ventura ~$800K—$900K Beach lifestyle, downtown walkability
Simi Valley ~$750K-$850K LA commuters, family-friendly, larger lots
Moorpark ~$825K—$950K Semi-rural feel, highly rated schools
Westlake Village ~$1.1M-$1.4M Luxury, lakeside living, top-tier schools
Fillmore ~$500K—$650K Most affordable, small-town character
Touring Tips

« Tour on a weekday morning and a weekend afternoon — neighborhoods feel different at different times
e Check the commute to your workplace in real time, not on a map — LA traffic is unpredictable
* Research school ratings on GreatSchools.org even if you don't have kids (resale value matters)

* Ask your agent about HOA fees, Mello-Roos bonds, and special assessments before falling in love
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STEP 5

Writea Strong Offer & Negotiate
In competitive Ventura County markets, the best offer isn't always the highest one — but it's always the
cleanest, most credible one. Here's how to position yours to win.

What Goes Into an Offer
» Purchase price — informed by your agent's comparable sales (comps) analysis
e Earnest money deposit (EMD) — typically 1-3% of purchase price; held in escrow
» Contingencies — inspection, financing, appraisal (standard in most transactions)
« Closing timeline — typically 30—45 days; shorter timelines can strengthen offers

 Personal property inclusions/exclusions — appliances, fixtures, etc.

Strengthening Your Offer Without Overpaying
« Attach your pre-approval letter and proof of funds with your offer
« Write a clean offer — fewer contingencies signal confidence (but don't waive inspection)
« Offer a flexible closing date — sellers often value timing flexibility over a slightly higher price

« Escalation clauses can automatically increase your offer up to a cap if competing bids come in

L Never waive the appraisal contingency unless you have the cash reserves to cover a gap between
\(’)VSTTCH the appraised value and your offer price. In a bidding war, it's tempting — but the risk is real. Talk
to your agent before removing this protection.
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STEP 6

Navigate Escrow, I nspections & Financing
Once your offer is accepted, the clock starts. California escrow typically runs 30—45 days. This phase is
where deals can fall apart — or where a prepared buyer sails through to closing.

Escrow Timeline Overview

DAYS 1-3 Open escrow, deposit earnest money, order inspections

DAYS 3-10 Complete home inspection, review seller disclosures

DAYS 7-14 Lender orders appraisal; submit any requested documents
DAYS 14-21 Remove contingencies (if satisfied); negotiate repairs if needed
DAYS 21-30 Loan conditional approval; final underwriting review

DAYS 28-35 Clear to close (CTC); receive Closing Disclosure

CLOSING DAY Final walkthrough, sign documents, fund loan, record deed

Inspection Priorities in Southern California

* General home inspection — foundation, roof, electrical, plumbing, HVAC

* Pest/termite inspection — common in Southern California, often required by lenders
» Sewer lateral inspection — especially important for homes built before 1980

» Chimney inspection if the property has a fireplace

* Review the Natural Hazard Disclosure (NHD) — fire zone, flood zone, fault proximity
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STEP 7

Close, Get Your Keys& Moveln
You're almost there. The final week before closing requires attention to detail — one misstep (like a
large purchase or job change) can delay or derail your loan.

Final Week Checklist

m Review your Closing Disclosure (CD) — compare line-by-line to your Loan Estimate

Confirm wire transfer instructions directly with escrow by phone (wire fraud is real)

Schedule your final walkthrough 24 hours before closing

Confirm homeowner's insurance is active and binder sent to lender

Do NOT make large purchases, open new credit, or change jobs before closing

Bring valid photo ID and a cashier's check or wire confirmation to signing

What You'll Pay at Closing

California buyer closing costs typically run 2—3% of the purchase price. On an $850,000 home that's
$17,000-$25,500. Expect to see: escrow fees, lender origination fee, appraisal, title insurance, prepaid
property taxes, homeowner's insurance, and HOA transfer fees (if applicable).

m CON Once escrow records with the county, the home is officially yours. Your agent will hand you the
GRATS keys. Change the locks on day one, set up mail forwarding, and update your address with the
DMV, your bank, and the IRS.
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MASTER CHECKLIST

Your Complete First-Time Buyer Action List

STEP 1 — Financial Prep
m Pull credit reports from all 3 bureaus

m Dispute any errors on your credit report

m Pay down revolving balances below 30% utilization

m Calculate your DTI ratio

m Save down payment + 2—3% closing costs + 3 months reserves

m Avoid new credit applications for 3—6 months

STEP 2 — Loan Research
m Research FHA, conventional, VA, and CalHFA options

m Determine which loan type fits your credit and savings

m |dentify 2—3 lenders to compare (bank, credit union, mortgage broker)

STEP 3 — Pre-Approval
m Gather W-2s, tax returns, pay stubs, bank statements

m Apply with 2—3 lenders within 14 days
m Review and compare Loan Estimates

m Select your lender and receive pre-approval letter

STEP 4 — Home Search
m Define must-haves vs. nice-to-haves

m Research target cities (schools, commute, price)
m Interview and select a buyer's agent
m Set up MLS alerts for your criteria

m Tour at least 5-8 homes before making an offer

STEP 5 — Offer
m Review comps with your agent before writing offer

m Confirm earnest money amount and source

m Decide on contingencies to include
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m Submit offer with pre-approval letter and proof of funds

STEP 6 — Escrow
m Open escrow and deposit earnest money

Schedule and attend home inspection

Review all seller disclosures and NHD report

Submit all lender-requested documents promptly

Review appraisal results

m Remove contingencies in writing (when satisfied)

STEP 7 — Close
m Review Closing Disclosure within 3 days of receipt

m Verify wire instructions directly with escrow

m Complete final walkthrough

m Confirm insurance binder sent to lender

m Bring ID and cashier's check / wire confirmation to signing

m Change locks on day one
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Ready to Start Your
Ventura County Home Search?

This guide gives you the roadmap — but having a local expert in your corner makes every
step faster, smoother, and less stressful.

Zac Wasserman - REALTOR® - RE/MAX ONE

CA DRE# 02210760

m 805.212.9147

m zacsellsca.com

[lm zacsellsca@gmail.com

No pressure. No obligation. Just honest, local guidance.

Information in this guide is for educational purposes only and does not constitute legal, financial, or tax advice. Market data reflects
general 2026 conditions in Ventura County and is subject to change. Consult with licensed professionals before making real estate or
financial decisions.

Zac Wasserman - RE/IMAX ONE - CA DRE# 02210760 - 805.212.9147 - zacsellsca.com Page 11



