
Offering Memorandum:

Bella Villaggio Luxury Townhomes

3770 COUNTY LINE ROAD, TEQUESTA,  FL 33469

Listing Agent:

Sean R.  Mooney,  PA

Principal  Agent
C:  561-789-7208
E:  Sean.Mooney@compass.com



PROPERTY ADDRESS:

3770 County Line Rd, Tequesta, FL 33469

Palm Beach

COUNTY:

2017
YEAR BUILT:

45,858
BUILDING SF (TOTAL):

# OF UNITS:

16 Townhomes

LAND AREA (AC):

1.54

BUILDING SF (LIVING):

32,302

Property Profi le  Report
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COMPASS welcomes you to explore Bella Villaggio 
Townhomes by reviewing this Offering Memorandum and 
touring the community. To arrange a property visit, 
please reach out to the contacts listed in the 
memorandum. All questions, requests, and 
communications should be directed exclusively to the 
COMPASS listing team, who represent the Seller. For the 
continuity of on-site operations, management and 
residents should not be contacted directly. Property tours 
will provide access to select units as well as all common 
areas.

Offers should be directed to Sean R. Mooney of 
COMPASS. Submissions should be in the form of a non-
binding Letter of Intent, outlining the key terms and 
conditions of the Bidder’s proposal, including: 1) purchase 
price, 2) earnest money deposit, 3) due diligence and 
closing timelines, 4) debt and equity structure, and 5) 
allocation of closing costs. The Seller seeks to engage 
with a qualified buyer offering the strongest combination 
of price and terms.

Map Over view

BELLA VILLAGGIO



Aerial  View



Complex Over view

UNIT MIX

BUILDING A
A1 - 4BD, 3BA, 2,210 A/C SQFT

A2 - 4BD, 3BA, 2,198 A/C SQFT

A3 - 4BD, 3BA, 2,198 A/C SQFT

A4 - 4BD, 3BA, 2,198 A/C SQFT

A5 - 4BD, 3BA, 2,210 A/C SQFT

BUILDING B
B1 - 4BD, 3BA, 2,210 A/C SQFT

B2 - 4BD, 3BA, 2,198 A/C SQFT

B3 - 4BD, 3BA, 2,198 A/C SQFT

B4 - 4BD, 3BA, 2,198 A/C SQFT

B5 - 4BD, 3BA, 2,210 A/C SQFT

BUILDING C
C1 - 3BD, 2.1 BA, 1,733 A/C SQFT

C2 - 3BD, 2.1 BA, 1,696 A/C SQFT

C3 - 3BD, 2.1 BA, 1,696 A/C SQFT

C4 - 3BD, 2.1 BA, 1,696 A/C SQFT

C5 - 3BD, 2.1 BA, 1,696 A/C SQFT

C6 - 3BD, 2.1 BA, 1,733 A/C SQFT

C1

C2

C3

C4

C5

C6



Property Sur vey



Jupiter Medical Center is a highly regarded healthcare facility 
known for its commitment to quality, patient safety, and 
satisfaction. It has a total of 327 beds including 207 private 
acute-care hospital beds and 120 long-term care, sub-acute 
rehabilitation, and hospice beds. It features over 600 physicians. 

Established in 1979, it has grown to become a leading 
destination for world-class healthcare in Palm Beach County 
and the greater Treasure Coast region. The center offers a wide 
range of medical services, including cancer care, heart and 
vascular services, maternity care, orthopedics, and advanced 
surgical procedures. In 2019, The Leapfrog Group named Jupiter 
Medical Center a “Top Hospital,” a distinction earned by only 
6% of hospitals nationwide

Area Over view



D E L R A Y  B E A C H  ( 3 5   M I N U T E S )
Delray Beach represents 4.2 million square feet of office space. 
Currently, 87,700 square feet is under construction and office 
vacancy is 8.2%, 270 basis points lower than the county’s. Some 
of the major companies located in Delray Beach include DRB 
Capital, Tenet Florida Physician Services and Merryl Lynch.

B O C A  R A T O N  ( 4 5   M I N U T E S )
The Boca Raton market is comprised of three Costar 
submarkets, with the largest including the Park at Broken Sound 
in the north. Overall, these submarkets comprise 18.2 million 
square feet of office space. Some of the major companies 
located in Boca Raton include Office Depot, ADT Security, IBM 
and Lexis-Nexus.









Palm Beach International  Airport  (PBI)  is  located less  than 35 minutes from Bella  Vil laggio,  which 
makes the property an ideal  location for individuals  whom travel  often for business or  pleasure.



Offering Details

Compass, as the exclusive listing brokerage, is pleased to 

present the opportunity to acquire Bella Villaggio, 16 luxury 

townhomes located in Tequesta, Florida. Built in 2017, each 

townhome is three stories each with a two-car garage 

providing an average of 2,019 living square feet. There are  

six (6) 3BD/2.5BA townhomes averaging 1,708 rentable AC 

square feet; and ten (10) 4BD/3BA townhomes averaging 

2,205 rentable AC square feet.

The seller owns 100% of the complex and this is not a 

“fractured” condo sale. The townhomes are separately 

deeded with sixteen different folio numbers, which provides 

flexibility to rent the units out short term, long term, and/or 

sell each townhome at any given time.

There are high-end finishes throughout the townhomes that 

are representative of a high-end, new construction townhome 

community being marketed to end users. Every unit features 

PROPERTY FACTS

YEAR BUILT:
2017

NUMBER OF  
UNITS:  16

AVG. A/C SPACE 
PER UNIT:  2,019 SF 

TOTAL A/C SPACE:  
32,302  SF

AVG. RENT PER 
UNIT:  $5,958.53

PARCEL SIZE:        
1 .54  ACRES

CONSTRUCTION 
TYPE:

CBS

STORM 
PROTECTION:    
FULL IMPACT  

fully plumbed natural gas, 10-foot high ceilings, stainless steel JennAir appliances, quartz countertops with 

porcelain backsplashes, metal roofs, complete hurricane impact windows and doors, gas powered tankless 

water heaters, two car garages with private driveways, and rooftop decks overlooking the gorgeous 

scenery. 

AVG. HOUSEHOLD 
INCOME (3 MILES) :  

$151 ,360  

TEQUESTA MEDIAN 
HOME PRICE:  

$955,000



Numerous Investment Scenarios

THREE UNQIUE SCENARIOS:

1 .  TRADITIONAL RENTALS  - These uniquely positioned 

townhomes attract various tenant types due to the highly 

desired location and the opportunity to reside in a high-end 

product at a reasonable rental rate.

2.  SHORT TERM RENTALS (AIRBNB)  - The property is 

zoned “R-2” which allows for short-term rentals aka vacation 

rentals. Property owners must obtain a vacation rental permit 

from the Village of Tequesta Building Department prior to 

the commencement of any vacation rentals.

3. INDIVIDUAL UNIT SALES  - All sixteen townhomes 

are separately deeded and each unit has an individual 

parcel control number, allowing for individual townhome 

sales to end users, without having to condominiumize the 

complex prior to marketing these units to end users and 

buyers*

These townhomes are separately deeded which provides 
flexibility for every type of investor. Bella Villaggio 
provides multiple investment scenarios including:

*ALL SIXTEEN (16) TOWNHOMES ARE SEPARATELY DEED WITH 

THEIR OWN UNIQUE PARCEL CONTROL NUMBER. DATA COURTESY 

OF PALM BEACH COUNTY PROPERTY APPRAISER.



Unique Opportunity to Acquire Townhome 
Complex Below Replacement Cost

COST COMPONENT

REPLACEMENT COST

     1) LAND 

    2) HARD COST

    3) SOFT COST

DEVELOPMENT COST (”REPLACEMENT COST)

    4) DEVELOPMENT RISK

      5) LEASE UP RISK

REPLACEMENT COST

Well located townhouse sites in Palm Beach County are trading in the $75,000 to $100,000 per unit range

Hard cost at today's basis for a new luxury TH development are approximately $300-$350 PSF. With an average unit 

size of 2,019 sqft, Compass projects hard costs of $325 per square foot

Soft costs include impact fees, water and sewer connection fees and construction interest carry. These costs are 

generally around 25% of the stated hard costs

Typically priced at roughly 12.5% of total development costs

Generally priced at approximately 10% of total development costs

PRICE PER UNIT

$87, 500

$656,175

$164,044

$907,719

$113, 465

$90,772

$1 ,111 ,956

Bella Villaggio is the most luxurious townhome community you can acquire in its 

entirety anywhere in Palm Beach County. The oversized units average over 

2,000 air-conditioned square feet. In addition, every unit includes a two-car 

garage. Finishes are comparable to high-end “for sale” townhome 

developments. The property is available below replacement cost. Between land, 

hard and soft costs, high-end new townhome development is over $500 per 

square foot.

Moreover, the average market rent for Bella Villaggio is approximately $6,000 

per unit, which is an estimated 18.5% below the PITI payment of $7,112.50 for 

acquiring a comparable property in the area. This assumes buying an individual 

comparable townhome for $1,059,000 ($479/SF) with 10% down payment and a 

6.50% interest rate. The bulk sale price of $14,995,000 is below replacement cost 

and provides a new owner the opportunity to sell the townhomes at a higher 

price or rent out the townhomes for long term cash-flow.

MONTHLY MORTGAGE 
VS. RENT PAYMENT

RETAIL TOWNHOME PRICE

LOAN TO VALUE RATIO

LOAN AMOUNTS

INTEREST RATE

PRINCIPAL + INTEREST PAYMENT

MONTHLY TAXES

MONTHLY HOA DUES

TOTALY MONTHLY PAYMENT

RENTAL PRICE

RENT DISCOUNT



Retail  Sel lout Analysis

*Sellout assumes all sixteen units are sold to individual end users who would occupy the property as their primary residence or 

second home.

**Sellout analysis does not account for the different unit sizes, therefore, the average sale price for the units in buildings A and B 

would be above the $1,110,381.25 sale price per unit and the units in building C would sell for less than this sale price.



Comparable Sales

Individual Townhome Sale Comps

*DATA COURTESY OF BEACHES MLS AS OF SEPTEMBER 2025

The Reserve (Tequesta) Sale Date Year Built Type Living SF Sold Price Sold PSF

Water Pointe (Jupiter)

Inlet Waters (Jupiter)

Averages:                  1,987 SF           $1,137,851.82             $570.18



Operations Summary

 CURRENT P&L

Financial  Summary

GROSS RENTAL REVENUE

PROPERTY TAXES

P&C INSURANCE

REPAIRS & MAINTEANCE

LANDSCAPING

POOL SERVICE

UTILITIES

MANAGEMENT FEE

VACANCIES

TOTAL OPERATING EXPENSES

NET OPERATING INCOME

$915,000.00

$162 ,707.52

$80,750.07

$3,660.00

$2 ,400.00

$2 ,400.00

$3,000.00

$16,012 .00

$270,930.59

$644,069.91

PROFORMA SCENARIO 
#1*

PROFORMA SCENARIO 
#2**

CAPITALIZATION RATE 5.45% 6.04%

*PROFORMA SCENARIO #1 IS BASED ON THE “LONG TERM” RENT ROLL IN THE FOLLOWING SLIDE, WHICH ASSUMES ONLY ANNUAL LEASE RATES FOR FURNISHED AND UNFURNISHED UNITS.

**PROFORMA SCENARIO #2 IS BASED ON THE “VACATION” RENT ROLL IN THE FOLLOWING SLIDE, WHICH ASSUMES 25% (4 UNITS) OF THE UNITS OPERATING AS AIRBNB OR VRBO RENTALS AND THE REMAINING 75% (12 UNITS) ANNUAL RENTALS.

4.30%

$1 ,098,000.00

$162 ,707.52

$80,750.07

$4,392.00

$2 ,400.00

$2 ,400.00

$3,000.00

$19, 215 .00

$276,484.07

$816,355.93

$1 , 212 ,000.00

$162 ,707.52

$80,750.07

$4, 848.00

$2 ,400.00

$2 ,400.00

$3,000.00

$42 ,420.00

$7, 878.00

$305,978.52

$906,021.48



Proforma Rent Roll  -  
Long Term Leases

*RENTAL PRICES ASSUME THAT ALL UNITS ARE RENTED ON AN ANNUAL BASIS AND 50% OF THE UNITS ARE RENTED FURNISHED AND THE OTHER 50% OF THE UNITS ARE RENTED 

UNFURNISHED.

*



Proforma Rent Roll  -  
Vacation Rentals

*THE VILLAGE OF TEQUESTA ONLY ALLOWS FOR 25% OF THE DWELLING UNITS IN ANY MULTIFAMILY PROPERTY TO BE LEASED OUT AS VACATION RENTALS, THEREFORE THIS SCENARIO 

WOULD INCLUDE TWELVE ANNUAL UNFURNISHED RENTALS AND FOUR FURNISHED VACATION RENTALS (AIRBNB or VRBO)

*



*CURRENT RENTS INCLUDE A COMBINATION OF FURNISHED AND UNFURNISHED LEASES. LEASES FOR UNITS A2, A4, A5, B2, B3, C1, AND C3 ARE ALL FURNISHED.

Current Rent Roll  -  
September 2025

*



Floor Plan #1
CORNER UNIT - BUILDINGS A & B

TOTAL A/C SF - 2,198 SF
TOTAL NON A/C SF - 1,009 SF
CORNER UNIT GROSS TOTAL - 3,207 SF

*THIS FLOOR PLAN IS FEATURED IN UNITS A1 ,  A5,  B1 ,  AND B5



INTERIOR UNIT - BUILDINGS A & B

TOTAL A/C SF - 2,210 SF
TOTAL NON A/C SF - 826 SF
INTERIOR UNIT GROSS TOTAL - 3,036 SF

Floor Plan #2

*THIS FLOOR PLAN IS FEATURED IN UNITS A2 , A3, A4, B2 ,  B3,  AND B4



CORNER UNIT - BUILDING C

TOTAL A/C SF - 1,733 SF
TOTAL NON A/C SF - 902 SF
CORNER UNIT GROSS TOTAL - 2,635 SF

Floor Plan #3

*THIS FLOOR PLAN IS FEATURED IN UNITS C1 AND C6



INTERIOR UNIT - BUILDING C

TOTAL A/C SF - 1,696 SF
TOTAL NON A/C SF - 690 SF
INTERIOR UNIT GROSS TOTAL - 2,386 SF

Floor Plan #4

*THIS FLOOR PLAN IS FEATURED IN UNITS C2 , C3, C4, AND C5



Additional  Photos
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Additional  Photos



Compass RE is a licensed real estate broker. All material is intended for informational purposes only and is compiled from sources deemed reliable but is subject to errors, omissions, changes in price, condition, sale, or withdrawal without notice. No statement is made as to the accuracy of any description or measurements
(including square footage). This is not intended to solicit property already listed. No financial or legal advice provided. Equal Housing Opportunity. Photos may be virtually staged or digitally enhanced and may not reflect actual property conditions.

Compass is a real estate broker licensed by the State of California and abides by Equal Housing Opportunity laws. License Number 01527235. All material presented herein is intended for informational purposes only and is compiled from sources deemed reliable but has not been verified. Changes in price, condition, sale or 
withdrawal may be made without notice. No statement is made as to the accuracy of any description. All measurements and square footage are approximate. If your property is currently listed for sale this is not a solicitation. 

Listing Agent:

Sean R.  Mooney,  PA

Principal Agent
C: 561-789-7208
E: Sean.Mooney@compass.com


