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READ THIS FIRST
• Your address does not determine your school district. City lines and school district lines do not match in the South Bay. Hollywood

Riviera is the worst offender: some homes with a Redondo Beach mailing address sit in Torrance and attend Torrance schools. Verify the
district by parcel, not by mail.

• Space is the real tradeoff. Manhattan Beach, Hermosa Beach, and North Redondo are higher density with smaller lots and shared
walls. Torrance and Palos Verdes are lower density with real yards and garage space. Decide which one you actually want before you
start touring.

• Coastal Zone permits. If the property sits in the Coastal Zone, remodels, additions, and even some exterior changes can require Coastal
Commission or local coastal permit review. Add months and cost to any renovation plan.

• Point-of-sale requirements. Several cities require a residential building record report, retrofit items, or a pre-sale inspection before
transfer. These get ordered late and delay closings. Ask about it in the first week of escrow.

• Natural hazard zones. The three that matter most here: fire hazard severity zones, land movement on the Palos Verdes hillsides, and
expansive soil in parts of Torrance. All of it shows up in the NHD report. Read it.

• Insurance before you remove contingencies. Brush and fire zone properties can be difficult or expensive to insure. Get a real quote
early. Do not assume the FAIR Plan is a cheap backup.

• Permit history. Unpermitted square footage is common here, especially converted garages and basements. It affects appraisal,
insurance, and resale. Pull the permit file.

• Parking. In the beach cities, a two-car garage is a feature, not a given. Permit parking, alley access, and street sweeping rules matter
more than buyers expect.

EL SEGUNDO
• Small town feel, walkable downtown, and its own school district that parents move for.

• Real community programming. Movies in the park, the summer concert series, farmers market, and holiday events downtown. People
show up to them.

• Very limited inventory. When something good lists, it moves.

• Chevron refinery to the south, Hyperion treatment plant to the west, LAX to the north. Odor and noise vary block to block and by wind
direction. Visit at different times of day.

• Aerospace and tech employment nearby drives steady demand.

MANHATTAN BEACH
• One of the highest price points in the South Bay. Top-rated unified school district.

• Four distinct submarkets: Sand Section, Hill Section, Tree Section, East Manhattan. They price and live very differently.

• Many sales are land value. Expect teardown pricing on older homes, especially in the Sand Section.

• Walkstreets carry a premium and come with no vehicle access to the front of the home.

• Construction is constant. Assume a neighbor will be building.

HERMOSA BEACH
• Smallest and most walkable of the beach cities. Strong lifestyle draw.

• Elementary and middle school only. High school students attend Mira Costa in Manhattan Beach.

• Standard lots are narrow. A large share of the housing stock is townhome-style, often two or three units on one lot.

• Noise near Pier Avenue and Hermosa Avenue is real on weekends. See the property on a Friday night before you commit.

• Short-term rentals are restricted. Do not underwrite an income assumption there.

REDONDO BEACH
• Two separate markets. South Redondo is beach-adjacent, older single family, Riviera Village, higher price. North Redondo is denser,

newer townhomes, better value per square foot.

• Redondo Beach Unified serves most of the city, but not every Redondo address.

• North Redondo townhome stock is heavily two-on-a-lot. Understand the difference between a detached PUD, a condo, and a true single
family before comparing prices.

• Voter-approved zoning limits have slowed large redevelopment. The AES power plant site remains a long-term question mark for South
Redondo.

• Good entry point for buyers who want a beach city zip code without Manhattan Beach pricing.



Ben Larson  |  Broker Associate, Larson Realty Group  |  DRE #01746853  |  310-400-0536 Page 2

TORRANCE
• The largest and most varied market in the South Bay. West, South, North, Old Torrance, the Soil Section, and the Riviera area each price

differently.

• Torrance Unified is strong, but school assignment varies significantly by pocket. West and South Torrance carry a premium for that
reason.

• Bigger lots than the beach cities. Best value in the area for square footage, yard, garage space, and ADU potential.

• Industrial legacy matters. The refinery, historic oil field activity, and known groundwater contamination areas affect specific
neighborhoods. Review the NHD and environmental disclosures carefully.

• A Torrance mailing address does not mean the City of Torrance. It can be unincorporated LA County or City of Los Angeles, which
changes permitting, services, and schools. Confirm the jurisdiction and the district.

PALOS VERDES
• Five areas: Palos Verdes Estates, Rolling Hills Estates, Rolling Hills, Rancho Palos Verdes, and unincorporated LA County addressed as

Palos Verdes Peninsula. Same school district, very different rules.

• Palos Verdes Estates: Homes Association CC&Rs and Art Jury review for exterior changes. Plan approvals take time. Budget for it.

• Rolling Hills: Gated, roughly one-acre minimums, horse keeping, and septic systems. A different ownership experience entirely.

• Rancho Palos Verdes: Land movement in the Portuguese Bend, Abalone Cove, and adjacent areas has caused severe damage, utility
interruptions, and insurance problems. Geology and insurability come before anything else in those zones.

• High school is not assigned by address. Families choose between the two district high schools, so the usual buy-for-the-high-school logic
does not apply here.

• Fire hazard zones, brush clearance requirements, and insurance cost apply across the whole hill, not just the landslide areas.

• Views are priced precisely. Ocean, harbor, city lights, and coastline views are not interchangeable.

LOMITA
• Central location with access to Torrance, Palos Verdes, and the harbor at a lower entry price.

• Larger lots than the beach cities with real ADU and addition potential.

• Schools are LAUSD, which is the main tradeoff versus neighboring Torrance.

• Mixed housing stock and mixed street quality. Block-level differences are significant here.

SAN PEDRO
• Best value in the South Bay for square footage and views. Harbor, waterfront redevelopment, and a distinct neighborhood identity.

• Part of the City of Los Angeles. That means LA permitting timelines, the LA transfer tax on higher-priced sales, and LA rent stabilization
rules on older multi-unit properties.

• Real momentum on the waterfront. West Harbor, the promenade, and continued investment downtown are changing the area. Buyers
here are typically making a bet on the next several years, not just today's condition.

• Hillside geology, older housing stock, and wide variation street to street. Inspections matter more here than almost anywhere else nearby.

• Proximity to the port brings truck traffic and industrial activity in parts of town.

FIVE QUESTIONS TO ASK BEFORE YOU WRITE AN OFFER
1. Which school district and which specific schools serve this exact parcel?

2. What does the permit history show, and does the recorded square footage match reality?

3. What hazard zones apply, and what will insurance actually cost?

4. What point-of-sale reports or retrofits does this city require, and who pays?

5. If I want to add on or remodel later, what approvals will I need and how long do they take?

Want this applied to a specific property?
Ben Larson is a Broker Associate with Larson Realty Group and a South Bay specialist with more than 20 years in this market.
Send an address and get a straight answer on the district, the jurisdiction, the disclosures, and what it should actually trade for.

Book a free consultation: calendar.app.google/5kSY2ozncgGto2G3A  |  Call or text: 310-400-0536


