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COCOS DRIVE | SAN MARCOS, CA 92078
•	 270° Panoramic Ocean & Mountain Views
•	 Near California State University San Marcos
•	 Zoned - Heart of City Specific Plan (VLD-Residential)
•	 Surrounding New Home Resale Prices Average $2,044,322

ASKING PRICE: $579,000
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Cocos Drive | San Marcos, CA
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property location & profile:
The subject property is located at the northern end of Cocos Drive 
near California State University San Marcos. This property provides an 
opportunity for builders and developers to capture the thriving demand 
for upscale, view homes near the expanding University. This site offers 
3600 panoramic views of the Pacific Ocean, mountains, University, 
and surrounding cities. Approximately 1-1/4 mile from CA Hwy-78 and 
approximately 3 miles from I-15, this site will provide commuters with 
convenient access throughout San Diego, Orange and Riverside Counties. 
Adjacent to the highly desirable North City area, the subject property retains 
proximity to quality rated schools, local parks, pristine beaches, California 
State University San Marcos, and Palomar College.

jurisdiction:
City of San Marcos

apn: 
222-320-02

acreage:
15.52 Acres

zoning:
Heart of the City Specific Plan - SFD (.125 - 1 DU/Acre)
(Click here to view Heart of the City Land Use)

general:
Barham/Discovery - Very Low Density Residential (VLDR)
(Click here to view Residential Zoning)

topography:
35.4% average slope with some buildable areas
(Click here to view Topo Map)
(Click here to view Slope Map)

density: 
Slope
• 15% or less - 1 DU/Acre
• 15% - 25% - 1 DU/2 Acres
• 25% - 35% - 1 DU/4 Acres
• 35% or more - 1 DU/8 Acres

gated access: 
Cocos Drive has gated access and a 24 foot wide paved road
improved nearly to the edge of the property. 
Call Listing Agent for code.

impact fees: 
Approximately $78,929 per lot

school district: 
San Marcos Unified School District

services: 
Water
Electric/Gas
Fire
Police

Vallecitos Water District (In easement)
San Diego Gas & Electric (Nearby)
San Marcos Fire Department
San Diego County Sheriff’s Department

asking price:
$579,000

https://www.lee-associates.com/elee/sandiego/LeeLandTeam/CocosDrive/HeartOfTheCity-LandUse.pdf
https://www.lee-associates.com/elee/sandiego/LeeLandTeam/CocosDrive/PlannedResidentialZoning.pdf
https://www.lee-associates.com/elee/sandiego/LeeLandTeam/CocosDrive/CocosTopo.pdf
https://www.lee-associates.com/elee/sandiego/LeeLandTeam/CocosDrive/CocosAvgSlopeMap.pdf
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Project Name: Ridgeview

Builder Name: KB Home

City: San Marcos

Product Type: Detached

Typical Lot Size: 9,000

Min Unit Size: 2,274

Max Unit Size: 2,926

Min Price: $1,999,496

Max Price: $2,292,589

Min $/SF: $783.52

Max $/SF: $879.29

Total Units Planned: 80

Zip Code: 92069

Project Name: Hill District/Apex

Builder Name: Lennar

City: San Marcos

Product Type: Detached

Typical Lot Size: -

Min Unit Size: 2,417

Max Unit Size: 2,572

Min Price: $1,149,900

Max Price: $1,274,900

Min $/SF: $475.46

Max $/SF: $495.68

Total Units Planned: 43

Zip Code: 92078
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Information Provided Courtesy of: Search Criteria

DRE Lic#  CA
PHONE:

Alexandra M Bentley
02062959
760-579-8107

Lee & Associates - Office: 760-929-9700

©CRMLS. Information is believed to be accurate, but shall not be relied
upon without verification.  Accuracy of square footage, lot size and other
information is not guaranteed.

Class=RE AND Close
Date=04/06/2025-06/06/2079
AND LotSzSqft>=10000 AND
Listing Visibility Type=MLS
Listing,Coming Soon AND
Map=Radius AND Status=S AND
Type=SFR

10/06/2025

CMA Summary Report

RESIDENTIAL Summary Statistics

High Low Average Median
LP:$3,095,000 $1,595,000 $2,096,600 $2,025,000
SP:$2,950,000 $1,525,000 $2,044,322 $2,000,000

RESIDENTIAL - Sold Number of Properties: 9

Num MLS # Stat
us

PropS
ubT

Address MLSAreaMjr TotalBd
rms

TotalBat
hs

CloseD
ate

LotSz
Sqft

LivingArea DOM LP LP/LivingArea SP SP/LivingArea

1 NDP2505
591

S SFR 2872 LIVERY
PLACE

ESCONDIDO
(92029)

4 4 7/25
/2025

18
,863.0
0

3183 21 $1,679,000 $527.49 $1,639,000 $514.92

2 NDP2506
673

S SFR 2990 Eldenberry
St

ESCONDIDO
(92029)

5 5 8/20
/2025

26
,571.0
0

4155 23 $2,149,000 $517.21 $2,075,000 $499.40

3 2500283
03SD

S SFR 2984 Hayloft Pl ESCONDIDO
(92029)

5 5 9/5
/2025

17
,641.0
0

4025 36 $2,200,000 $546.58 $2,200,000 $546.58

4 2500303
90SD

S SFR 21755 Amble Dr ESCONDIDO
(92029)

5 5 7/8
/2025

38
,768.0
0

4350 5 $2,249,900 $517.22 $2,249,900 $517.22

5 SW25056
750

S SFR 2946 Side Saddle
Lane

ESCONDIDO
(92029)

5 6 5/9
/2025

10
,697.0
0

4243 17 $1,899,500 $447.68 $1,810,000 $426.58

6 2500272
99SD

S SFR 560 Seeforever DrSAN MARCOS
(92078)

4 4 7/8
/2025

120
,225.0
0

2942 36 $1,595,000 $542.15 $1,525,000 $518.35

7 NDP2502
487

S SFR 1082 Duncan
Court

SAN MARCOS
(92078)

3 4 7/29
/2025

10
,018.0
0

3303 115 $2,025,000 $613.08 $1,950,000 $590.37

8 NDP2504
281

S SFR 543 Ledge Street SAN MARCOS
(92078)

4 5 6/12
/2025

23
,958.0
0

4965 11 $2,995,000 - $3,095
,000

$623.36 $2,950,000 $594.16

Information Provided Courtesy of: Search Criteria

DRE Lic#  CA
PHONE:

Alexandra M Bentley
02062959
760-579-8107

Lee & Associates - Office: 760-929-9700

©CRMLS. Information is believed to be accurate, but shall not be relied
upon without verification.  Accuracy of square footage, lot size and other
information is not guaranteed.

Class=RE AND Close
Date=04/06/2025-06/06/2079
AND LotSzSqft>=10000 AND
Listing Visibility Type=MLS
Listing,Coming Soon AND
Map=Radius AND Status=S AND
Type=SFR

10/06/2025

9 ND25088
250

S SFR 708 Costa Del Sur SAN MARCOS
(92078)

6 6 8/13
/2025

10
,417.0
0

3776 39 $1,977,000 $523.57 $2,000,000 $529.66

Avg 4 4 3079
5.33

3882 33 $2,096,600 $539.82 $2,044,322 $526.36

Min 3 4 1001
8.00

2942 5 $1,595,000 $447.68 $1,525,000 $426.58

Max 6 6 1202
25.00

4965 115 $3,095,000 $623.36 $2,950,000 $594.16

Med 5 5 1886
3.00

4025 23 $2,025,000 $527.49 $2,000,000 $518.35
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Amount
$15,510
$10,253

$0
$6,364
$9,452

Transportation Facilities Fee ($4.48/SF) $13,440
Park ($7.02/SF) $21,060
Fire Protection ($0.52/SF) $1,560
Advanced Planning ($0.07/SF) $210
Habitat Conservation ($0.17/SF) $510
Storm Drain ($0.19/SF) $570

$78,929TOTAL PER SFD

Per Approximate 3,000 SF Single Family 
Estimated Development Impact Fees

Item
School Fees ($5.17/SF)
Water Connection Fees (Assumes 3/4" Meter)*
Sewer Fees - Site will be on Septic

Drainage Fee Per Acre (Drainage Basin A-3)**

Residence on 1/2 Acre Lot

SDCWA Water Capacity Fee
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demographics

AVERAGE HOUSEHOLD INCOME

$144,740
AVERAGE HOUSEHOLD INCOME

$149,904
AVERAGE HOUSEHOLD INCOME

$145,782

ESTIMATED POPULATION

9,250
ESTIMATED POPULATION

76,873
ESTIMATED POPULATION

209,378

1 MILE 3 MILES 5 MILES

ESTIMATED HOUSEHOLDS

2,902
ESTIMATED HOUSEHOLDS

25,604
ESTIMATED HOUSEHOLDS

70,814

ESTIMATED BUSINESSES

249
ESTIMATED BUSINESSES

4,353
ESTIMATED BUSINESSES

10,951



education

San Marcos Elementary School

1 Tiger Way
San Marcos, CA 92069

San Marcos Middle School

1140 W Mission Rd
San Marcos, CA 92069

Mission Hills High School

1 Mission Hills Ct
San Marcos, CA 92069

san marcos unified school district
The San Marcos Unified School District is an innovative and collaborative 
community providing an unparalleled educational experience.  Through an 
engaging and supportive environment, all our students are challenged, inspired, 
and poised to excel.

Beliefs
•	 We believe that every student deserves to learn every day. 
•	 Positive relationships and a strong sense of community connect students to 

learning. Teachers who challenge and care for students make a significant 
impact on students’ lives.  

•	 Excellence is attained when we accept only the best from every individual in 
our learning community. 

Commitments
•	 We commit to providing each student with an appropriate and challenging 

educational experience. 
•	 Maintaining a respectful environment that fosters learning through positive 

relationships among students, staff, adults and our diverse community. 
•	 Providing quality education based on high standards, effective practice, 

continuous improvement and innovation. 
•	 Hiring and retaining only the best educators and investing in their success. 

Source: https://www.smusd.org/
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plat map



LEE & ASSOCIATES HEREBY ADVISES ALL PROSPECTIVE PURCHASERS AS FOLLOWS: 

The information contained in this Marketing Brochure has been obtained from sources we believe to be reliable. However, Lee & Associates has not 
and will not verify any of this information, nor has Lee & Associates conducted any investigation regarding these matters. Lee & Associates makes 
no guarantee, warranty or representation whatsoever about the accuracy or completeness of any information provided. 

As the Buyer of real estate, it is the Buyer’s responsibility to independently confirm the accuracy and completeness of all material information 
before completing any purchase. This Marketing Brochure is not a substitute for your thorough due diligence investigation of this opportunity. 
Lee & Associates expressly denies any obligation to conduct a due diligence examination of this Property for Buyer. Any projections, opinions, 
assumptions or estimates used in this Marketing Brochure are for example only and do not represent the current or future performance or value of 
this property. The value of the property to you depends on factors that should be evaluated by you and your tax, financial, consultants and legal 
advisors. Buyer and Buyer’s tax, financial, legal, consultants and all advisors should conduct a careful, independent investigation of any property 
to determine to your satisfaction the suitability of the property for your needs.

Like all real estate, this property carries significant risks. Buyer and Buyer’s consultants, legal and financial advisors must request and carefully 
review all legal and documents related to the property. Any info provided including fees and costs are not guaranteed and should be verified by 
Buyer. These figures are subject to change at any time based on market, economic, environmental or other conditions. Buyer is responsible for 
conducting his/her own investigation of all matters affecting the intrinsic value of the property and the value of any potential development or use 
of the property.
 
By accepting this Marketing Brochure you agree to release Lee & Associates and hold it harmless from any kind of claim, cost, expense, or liability 
arising out of your investigation and/or purchase of this property.
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