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EDITORIAL-VETTED LISTING

XO Pandawa
Bukit · Pandawa Beach

Investor-grade off-plan

PRICE OWNERSHIP COMPLETION

$200,000 Leasehold Q3 2026

This is a Bali Villa Select editorial-vetted listing. The pages that follow show the
developer's commercial proposal. The Bali Villa Select editorial desk has
independently reviewed the asset, the corridor it sits in, the legal structure, and
the realistic yield assumptions. That analysis follows on page 2.

View this listing online → https://balivillaselect.com/marketplace/xo-pandawa-2br-townhouse
Editorial methodology + risk audit → https://balivillaselect.com/methodology

Scan for online listing



BALI VILLA SELECT · EDITORIAL ANALYSIS Independent · Not approved by developer

THESIS

The investment thesis

Pandawa is the next belt of the Bukit growth corridor after Uluwatu saturated. XO
Pandawa is positioned as a yield product (priced per unit, not per square metre) at a
$200k entry point that opens the Bukit market to investors who could not previously
afford clifftop-adjacent inventory. The developer ships with the 50-year leasehold
pre-loaded into the price, removing the most common surprise cost on Bukit off-plan
deals.

POSITIONING

Market positioning

A 2-bedroom townhouse-villa hybrid at $200k is rare on the Bukit in 2026. The unit
format (100 m² built, two residential floors, private pool) is the smallest
functional villa product the south Bukit will accept – any smaller reads as an
apartment and loses ADR. Treat this as the entry tier of the Bukit corridor, not as a
luxury comparable.

LEGAL

Legal structure notes

Leasehold (Hak Sewa) of 50 years included in the headline price is the cleanest
structure for foreign buyers at this entry tier. Confirm that the 50-year term begins
at BPN registration (not handover) and that the extension clause is written into the
notarised AJB Hak Sewa, not a side letter. The developer should produce the BPN
encumbrance check on request.

YIELD

Realistic yield framing

Developer base case is 15.9% average annual ROI on 5-year hold, with ADR $230 and
occupancy 70%. Independent benchmarking for 2-bedroom villa product in Pandawa
corridor suggests 10–13% net gross yield is sustainable post-stabilisation. The 15.9%
headline includes capital appreciation assumption – pure rental yield component is
closer to 9–11% net.

RISK FACTORS

Editorial-flagged risks

Off-plan delivery risk – developer track record and balance sheet not yet
verified in editorial desk file

Pandawa is growth corridor not mature corridor – yield will compress as supply
lands through 2027

Beach access from XO Pandawa is by scooter / car, not walking – impacts ADR
ceiling vs cliff-walk product

Bukit zoning enforcement tightened in 2025 – verify PBG / SLF and STR licence
path before deposit

Developer-affiliated rental operator – read the management agreement for exit
clauses before signing

The editorial analysis above is independent work by Bali Villa Select. It is not reviewed, edited or approved by the developer. The pages that follow are the developer's own commercial proposal.
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READY TO TALK?

Direct line to the editorial desk

You've seen the developer proposal and the Bali Villa Select editorial reading. If
you'd like to talk through XO Pandawa – the legal structure, realistic yield, exit
path or anything else – we reply personally. WhatsApp is fastest. Average reply time:
under 90 minutes during Bali business hours.

WHATSAPP · FASTEST

Chat with the desk
Reply under 90 min, Bali hours.

Open WhatsApp  →

EMAIL

Send context first
Every email answered personally.

hello@balivillaselect.com  →

BOOK A CALL

30-min discovery call
Methodology + your shortlist review.

balivillaselect.com/book-investor-call  →

ONLINE LISTING

View this listing on the desk
Full editorial + image gallery.

balivillaselect.com/marketplace/xo-pandawa-2br-townhouse  →

Scan QR — instant WhatsApp chat

Editorial methodology: https://balivillaselect.com/methodology

Partner disclosure: https://balivillaselect.com/disclosure

Risk audit checklist: https://balivillaselect.com/bali-leasehold-risk-checklist

Partner disclosure. Fulfilment for this listing is handled by our licensed Bali-based fulfilment partner. Bali
Villa Select receives a referral fee from the partner agency on closed transactions originated through
inquiries submitted through us. All editorial analysis is independent work, not reviewed or approved by the
partner.

https://wa.me/6282135704794?text=Hi%20Bali%20Villa%20Select%21%20I%27d%20like%20to%20talk%20about%20a%20listing.
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