




We are a boutique real estate firm specializing in top vacation homes set 
amidst natural surroundings in the Riviera Maya that can provide great 
returns and long term value. 

Our priority is to assist clients in meeting their investment goals by 
providing meticulous attention to detail, leveraging our market expertise 
and technology, and collaborating with our partners in all relevant areas 
to ensure we provide a seamless and stress-free experience.



About the Property
Operation and Costs 2022Short term Rentals
To operate this villa as a well oiled machine, 
it requires the following staff and fixed costs 
with an average monthly cost in USD of 
$7,074

Staff $3,120/mo: 
● 1 Maintenance $900/mo
● 1 security guard $720/mo
● 1 concierge/manager: $1,500/mo

Maintenance and turnover $2,090/mo:
● Supplies and Staff: $2,296/mo
● Pest control: $672/mo
● Ongoing repairs: $2,090/mo**

Others $862/mo:
● Property insurance: $150/mo***
● Permits: $313/mo paid annually
● Accountant: $400/mo 

Utilities $1,002/mo
**Maintenance can actually be lower but 
some major renovations were made 
*** Insurance could increase upto 
$1,594/mo

Main description 
Overview: The whole property rents out as 
a 8 br villa most part of the year and in low 
season in separate rooms. Booking 
channels: AIRBNB, Booking.com and 
property website as well as social media. 
These are the main highlights:

● Occupancy Rates:
○ 2021: 56%
○ 2022: 64%
○ 2023: 60%
○ 2024: 9.5%

Average Daily Rate:
○ 2021: $1,154.10 USD
○ 2022: $1,242.04 USD
○ 2023: $1,175.93 USD
○ 2024: $1,501.20 USD

This villa is ideally located in the heart of 
the jungle of the wonderful village of 
Tulum (5 minutes to city center and 10 
minutes to the beach).

A beautiful fusion between Moroccan 
and Mexican architecture & 
decoration, Yum Kaax  will become your 
new heaven in Tulum.

Built over a 650 sqm lot with 470.2 sqm of 
living space. It is composed of 1 building 
with 8 bedrooms/suites in total, 2 
swimming pools, kitchen with open 
bar and a beautiful terrace , while the 
whole property is surrounded by a 
magical Caribbean garden.

Built around a central patio, the property 
is fully equipped and furnished(Air 
conditioning,Wifi, sound system) and offer 
several lounges where you can feel 
peace, get in harmony with nature and 
enjoy the best sun baths near the 
swimming pools.













Investment Opportunity

Yum Kaax is a 2 story Villa with 8 bedroom/suite with 3788.9 sqft of living spaces over a 
6996.541771 sqft land plus exterior terraces.  

It started operations at the end of 2019 as a hotel but since 2021 operates as a private Villa on 
Airbnb (with a per room hybrid model in low season using booking.com) and in 2022 generated 
$234,081 USD in Net Operating Income on $421,949 USD of revenue.

It is estimated to yield a 10.6% cap rate at a $1,950,000 USD price with $208,917 USD in Net 
Operating Income in 2023.* (TBC)

Despite Yum Kaax has strong net margins (45-56% NOI) and is a TOP PROPERTY in Airdna, 
this villa is a business with a lot of upside potential compared to some of its peers representing 
an opportunity to increase revenue 35%



Double click on STR and revenue

Extra income

Top Property

As mentioned previously this Villa operates 
with a staff and a concierge in charge of 
the guest experience. This, allows to 
generate additional revenue from private 
chef services.

Overview

Airdna: According to Airdna, this property 
is in the Top #10 properties in Tulum by 
revenue with position #10.

The following Trailing Twelve Months 
summary is based on this specific format 
and it is for the months of April 2022 to 
March 2023. An update is available upon 
request. 



Rates 



Specs
Main description 

● Lot size: 6996.54 sqft
● Built Living Space: 3788.9 sqft
● Bedrooms with ensuite Bathrooms: 6
● Capacity: 16 guests
● Fully equipped kitchen
● 3 half bathrooms
● Dinner Room
● 2 Lounges and 1 reception/lobby
● Bar: 1 on Patio
● Exterior spaces: 

○ Terrace 1 patio of 505.90 sqft
○ 1 terrace on wood of 322.917 sqft 
○ 1 rooftop terrace of 1291.67 sqft

● Rooftop Swimming pool: 215.278 sqft
● Central Patio pool: 172.22 sqft
● Garden: 3767.37 sqft
● Other Features: 

○ 1 Storage Room
○ Ecological system for gray and 

black water
○ Automatic watering system
○ Security CCV 24/7
○ Employee lockers
○ Service door access



Other 
Operating permits

The Villa has all the precious operating permits for 
Hotel and Restaurant. This give a hedge for any 
regulatory changes in the future.

Management
This villa has been operating almost with the same 
team while the owners living in Europe so this 
turnkey hassle-free investment doesn’t require 
anything more. However we can offer performance 
based property management .  

Legal Structure
This property has all legal documents in order to 
be acquired either as a residential or commercial 
property through a cash payment or financed to 
any entity or individual either national or foreigner.



Location (google maps) 

https://goo.gl/maps/XRe9jtfNPVWFvwtZ8


Reviews 



Upcoming growth
● Tulum International Airport: The Tulum International 

Airport is scheduled to open in December 2023. It is 
expected to have a capacity of 5.5 million passengers per 
year. This will make it much easier for tourists to travel to 
Tulum, and it is expected to lead to a significant increase 
in tourism sending prices higher.

● Mayan Train: The Mayan Train is a planned railway 
project that will connect major cities and tourist 
destinations across the Yucatan Peninsula. It is expected 
to be completed by 2023. The Mayan Train will make it 
much easier for tourists to travel to Tulum from other parts 
of the Yucatan Peninsula, and it is expected to lead to a 
significant increase in tourism.

In 2022, Tulum welcomed over 2 million visitors and based on 
these estimates, it is possible that tourism in Tulum could grow 
by as much as 20% per year in the coming years. This would 
mean that Tulum could welcome over 5 million visitors by 2025.
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