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Worcester Investments is proud to be a team-oriented company with strong leadership:

 Paul Worcester, Partner,  is responsible for identifying value-add apartment acqui-

sition opportunities in the Kansas City area, negotiating offers and contracts, mitigating 

risk, and overseeing due diligence. He also consults in operations and assists in cultivating 

new investor relationships. 

 Joel Worcester, Partner, is responsible for raising capital for new projects, facilitating 

financing solutions, and providing open communication with Worcester Investments’ cur-

rent investors. He also consults in the analysis of  prospective purchases and the oversight 

of  operations and accounting.

 Julie Still, President, brings more than 30 years of  real estate industry experience 

to Worcester Communities. She started her multifamily property management career as a 

leasing agent, and has progressed through various management roles, including her most 

recent experience of  14 years as an Asset Manager, President, and then Chairperson of  

Whitney Management Corp. At Worcester, she is responsible for leading the property 

management and construction teams while assisting the Partners in due diligence and in-

vestor relations.

This portfolio compares the pre-purchase projections with the actual performance of  each 

70+ unit apartment community Worcester Investments purchased prior to December 2016. 

The portfolio covers seventeen large apartment communities totaling 2,578 units, all pur-

chased between December 2009 and December 2016.

 Worcester Investments is a family owned and operated real estate investment 

company located in Kansas City, Missouri. Founded in 2006 by the Worcester broth-

ers and their father, the family business began acquiring rental property in Oregon, 

where they lived at the time. In 2007, Worcester Investments expanded into the 

greater Kansas City area through a real estate connection, and has continued to see 

steady growth each year. 

 Worcester Investments has collaborated with 75+ partners who have invested 

$45MM+ of  private equity. In partnership with their investors, Worcester Invest-

ments owns and operates $200MM+ of  real estate, including 3,200+ apartment units 

in the greater Kansas City area. Worcester Investments employs a team of  120+, and 

was recently named Kansas City’s sixth fastest growing company by the Kansas City 

Business Journal and the 1,397th fastest growing private company in the U.S. in the 

2015 INC. 5,000 publication. 

 Worcester Investments’ business model is built around targeting apartment 

complexes in quality Kansas City submarkets that are performing below reasonable 

potential, stabilizing and improving the assets upon acquisition through its skilled 

in-house property management and construction teams. This business model has 

proven to be successful for Worcester Investments and its partners, primarily due to 

their thorough understanding of  the Kansas City market and their specialized focus 

in multifamily real estate. As the business has grown, Worcester has diversified into 

the development and redevelopment of  multifamily communities.



Annualized Investor Returns Summary

See glossary on page 35 for definitions on COCR (Cash on Cash Return)  & ROI (Return on Investment).

Property
Frederick
Gene Field
Northcrest
Maple Estates
Rock Ridge Ranch
Stonleigh Court
*Fairway Hills
Douglas Place
*Campus View
Olathe Portfolio
Brownstone
Fontainebleau
Sundance
Antioch
Valencia
The Falls
Waterstone
Avg. Investor Return

Investor COCR       
156.05%
20.12%
23.20%
58.37%
24.52%
45.85%
835.44%
58.89%
47.07%
31.57%
14.03%
11.78%
10.30%
-2.76%
14.13%
8.64%
12.21%
26.71%

Investor ROI
181.19%
29.37%
38.11%
70.18%
31.22%
70.17%
867.76%
75.16%
51.27%
38.63%
16.75%
13.95%
10.97%
2.35%
14.74%
11.56%
12.21%
30.77%
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FREDERICK APARTMENTS
2901 FREDERICK AVENUE SAINT JOSEPH, MISSOURI

The Frederick Apartments were priced very low and included significant value-add opportunities. The rents 
were well below market rates, there were severe management issues, and it was a for-sale-by-owner (not 
listed by a broker) with a very low asking price. We offered the day it was listed and closed 30 days after 
signing the contract.

Why We Purchased Frederick

How Frederick Has Performed
We were able to raise the rents $50 per unit, substantially improve the utility setup, and raise the occupancy 
to 95%+. We refinanced the Frederick Apartments for $1.8M in April of  2012. The existing debt at the 
time was approximately $1.2M. In addition to the strong cash flow that the property produced, the inves-
tors received their entire capital investments back ($275,000) at the time of  the refinance. We distributed an 
additional $250,000 as well. While the investors’ entire principal investment has been returned, the property 
continues to perform well. Frederick has exceeded our projections and has provided our investors a phe-
nomenal return and strong equity position.

$275,000

$275,000

Investor Capital 
Investment

Initial Investor Capital 
Returned From Refinance

December 2009

Repositioning

Raised Market Rents $50 / Unit 
Shifted Utility Expenses 

To Residents
Improved Occupancy 

& Collections
$100K Physical Rehab

Purchase Date

Takeover Status

Value Adds

96

$1,442,000

Number of  Units

Purchase Price

April 2012Refinance Date

$10,073Avg. Monthly Cash Flow 

12.90%

*Infinite

*Infinite

*Infinite

*Infinite

Projected Investor COCR 
Annual

Investor COCR 
Pre-Refinance

Investor COCR 
Post-Refinance

Investor ROI 
Pre-Refinance

Investor ROI 
Post-Refinance

156.05%Avg. Investor COCR

181.19%Avg. Investor ROI
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* All capital has been returned to investors. 



GENE FIELD APARTMENTS
3515 GENE FIELD ROAD SAINT JOSEPH, MISSOURI

How Gene Field Has Performed
Within 45 days we were at 95% occupancy and had turned over and rented 30 apartments at increased 
rates. Gene Field has not exceeded our projections as most of  our other properties have, primarily due to 
MHDC-related expenses, occupancy and delinquency inconsistency. Gene Field has still provided a solid 
return.

Gene Field was 75% occupied when we closed on the purchase, and had just been through a drawn-out, 
failed closing. The seller was highly motivated and we offered to close quickly. This was also an MHDC 
(Missouri Housing Development Commission) property with an expiring contract, which provided addi-
tional potential upside.

Why We Purchased Gene Field
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$390,000

$260,000

Investor Capital 
Investment

Initial Investor Capital 
Returned From Refinance

June 2010

Repositioning

Raised Market Rents $30 / Unit
Improved Occupancy
$100K Physical Rehab

Purchase Date

Takeover Status

Value Adds

107

$1,862,000

Number of  Units

Purchase Price

February 2016Refinance Date

$5,575Avg. Monthly Cash Flow 

12.00%

7.73%

36.87%

10.91%

45.12%

Projected Investor COCR 
Annual

Investor COCR 
Pre-Refinance

Investor COCR 
Post-Refinance

Investor ROI 
Pre-Refinance

Investor ROI 
Post-Refinance

20.12%Avg. Investor COCR

29.37%Avg. Investor ROI



NORTHCREST APARTMENTS
5101 NW GATEWAY AVE. RIVERSIDE, MISSOURI

Northcrest was appraised for $7.5M and was purchased by the previous owner for $5.9M in 2007, but by 
2009 the bank had foreclosed. The bank proceeded to invest $500K into the property and raise the oc-
cupancy to 90%. The property still had a poor operating history, which limited a buyer’s ability to secure 
financing. Our offer, although not the highest, was chosen due to our track record as a qualified buyer with 
the ability to close quickly.

Why We Purchased Northcrest

How Northcrest Has Performed

With an economic occupancy around 95%+, low operating expenses and utilities, newer roofs and appli-
ances, and a surrounding area that continues to see growth and new construction, Northcrest leaves little 
to be desired. In May of  2013 we refinanced with a Fannie non-recourse loan. The investors received 
$365,000 back, over 50% of  their initial investment. The refinance also lowered the interest rate by almost 
1% and extended the amortization period from 25 to 30 years, reducing our payment.

November 2010

Stabilized

Raised Market Rents $25 / Unit
Improved Occupancy

Purchase Date

Takeover Status

Value Adds

$3,000,000

$640,000

Number of  Units

Purchase Price

Investor Capital 
Investment

150

$12,745Avg. Monthly Cash Flow

Initial Investor Capital  
Returned From 
Refinance

$365,000

May 2013Refinance Date

11.50%Projected Investor COCR 
Annual

22.57%Investor COCR 
Pre-Refinance

23.67%Investor COCR 
Post-Refinance

30.98%Investor ROI 
Pre-Refinance

43.54%Investor ROI 
Post-Refinance

23.20%Avg. Investor COCR

38.11%Avg. Investor ROI
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MAPLE ESTATES APARTMENTS
701 RIDGEVIEW DRIVE LEE’S SUMMIT, MISSOURI

We purchased Maple Estates from a motivated seller in a down market. The low price per unit, ability to 
physically improve the property and increase rents and the location in the desirable Kansas City submarket 
of  Lee’s Summit presented a strong upside.

Why We Purchased Maple Estates

How Maple Estates Has Performed

We had new roofs installed on 35 buildings, renovated the siding, painted the exterior, reinforced the 
stairs, and thoroughly upgraded the office and clubhouse. The occupancy has remained around 95% and 
the property’s return has exceeded projections since the purchase. Due to Maple Estates’ strong perfor-
mance, we were able to refinance with a Fannie non-recourse loan in February 2013. The investors received 
$622,927.14 back, over 50% of  their initial investment. The refinance also lowered the interest rate more 
than 1% and extended the amortization period from 25 to 30 years, reducing our payment.

185

July 2011

Repositioning

Raised Market Rents $30 / Unit
Improved Occupancy
$500K Physical Rehab

Purchase Date

Takeover Status

Value Adds

$31,490Avg. Monthly Cash Flow

$3,750,000

$1,131,850

Number of  
Units

Purchase Price

Investor Capital 
Investment

Initial Investor Capital 
Returned From Refinance

$622,927

February 2013Refinance Date

Projected Investor COCR 
Annual

Investor COCR 
Pre-Refinance

Investor COCR 
Post-Refinance

Investor ROI 
Pre-Refinance

Investor ROI 
Post-Refinance

Avg. Investor COCR

10.20%

34.26%

Infinite

39.90%

Infinite

58.37%

70.18%Avg. Investor ROI
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ROCK RIDGE RANCH APARTMENTS
10561 CYPRESS AVENUE KANSAS CITY, MISSOURI Rock Ridge Ranch Apartments (formerly Cypress Hills Apartments) is located in a quiet neighborhood of  

well-kept residential homes. Rock Ridge Ranch sold for $2.1M in 2005. The property had gone through 
several owners who had issues managing and maintaining the property. Rock Ridge Ranch was 75% occu-
pied with high delinquency when we purchased it in January of  2012.

Why We Purchased Rock Ridge Ranch

How Rock Ridge Ranch Has Performed

We completed over $300,000 of  capital improvements within the first nine months, including landscaping, 
signage, mechanical replacements, energy efficiency improvements, and extensive make-readies. Stabiliza-
tion took longer than anticipated. Occupancy gradually climbed from our purchase until early 2013, from 
which time it has been stabilized and provided a strong return. Since stabilization, we have continued to 
raise rents while maintaining an occupancy around 95%.

January 2012

Repositioning

Raised Market Rents $20 / Unit
Improved Occupancy 

& Collections
$300K Physical Rehab

Purchase Date

Takeover Status

Value Adds

$8,992Avg. Monthly Cash Flow

$1,116,000

$429,000

Number of  Units

Purchase Price

Investor Capital 
Investment

74

August 2012Stabilization Date

11 12

Projected Investor COCR 
(After Stabilization)
Annual

Investor COCR 
Pre-Refinance

Investor COCR 
Post-Refinance

Investor ROI 
Pre-Refinance

Investor ROI 
Post-Refinance

Avg. Investor COCR

12.90%

16.33%

Infinite

21.10%

Infinite

24.52%

31.22%Avg. Investor ROI



STONLEIGH COURT APARTMENTS
1331 STONLEIGH COURT LEAVENWORTH, KANSAS

Stonleigh Court is comprised of  two separate properties, totalling 156 units. It had been recently fore-
closed on and severely neglected. We purchased Stonleigh for approximately 52% of  the existing debt at 
the time of  foreclosure. Stonleigh was 70% occupied and in need of  significant improvements in many 
areas at the time of  purchase. Located in a strong Kansas City sub-market with great apartment fundamen-
tals, we were confident in our ability to capitalize on the large units with a great unit mix of  2 and 3-bed-
room units by increasing rents and separating the electric.

Why We Purchased Stonleigh Court

How Stonleigh Court Has Performed

The separation of  the electric took longer than anticipated and took us over budget, so Worcester Invest-
ments contributed the additional capital. Stonleigh’s occupancy gradually increased until stabilization near 
the end of  2012. Stonleigh lost a total of  $7,236.95 during the process, but by early December of  2012, 
Stonleigh was stabilized with the occupancy percentage in the low 90s and all improvements completed. 
Stonleigh has performed very well since stabilization.

March 2012

Repositioning

Shifted Utility Expenses 
To Residents

Improved Occupancy 
& Collections

$650K Physical Rehab

Purchase Date

Takeover Status

Value Adds

$13,703Avg. Monthly Cash Flow

$2,708,312

$715,000

Number of  Units

Purchase Price

Investor Capital 
Investment

156

December 2012Stabilization Date

Projected Investor COCR 
Annual

Investor COCR 
Pre-Refinance

Investor COCR 
Post-Refinance

Investor ROI 
Pre-Refinance

Investor ROI 
Post-Refinance

Avg. Investor COCR

10.60%

17.03%

Infinite

24.72%

Infinite

45.85%

70.17%Avg. Investor ROI
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FAIRWAY HILLS APARTMENTS
3200 SHRINE PARK ROAD LEAVENWORTH, KANSAS

Why We Purchased Fairway Hills

Fairway Hills is an affordable section 42 property that was built in 1995. We own another affordable sec-
tion 42 property and learned that Fairway was in the last year of  its decontrol period, meaning it would be
a completely market (no government involvement) property in the near future. We came across the proper-
ty during our market survey for an apartment complex (Stonleigh) that we purchased a couple months ear-
lier. Fairway is located on a golf  course in a great central location in Leavenworth and has a unit mix com-
prised of  all two-bedroom units. The owner lived approximately four hours away and had not managed the
property well. We liked everything about the property except the occupancy. The occupancy percentage
was in the mid-70s at closing. We were excited to secure Fairway at $21,000/unit.

How Fairway Hills Has Performed

We put just under $200,000 of  capital improvements (office build-out, unit improvements, signage, and 
landscaping) into Fairway. We focused on the unit turns first, as the previous management had stopped 
turning units once we went under contract. We raised rents an average of  $65/unit for new move-ins and 
renewals. Fairway stabilized quickly as we closed during prime leasing season and were able to lease the 
property up by the fall of  2012. Fairway Hills has run smoothly since stabilization and continues to provide 
a phenomenal return.

15 16

152

June 2012

Repositioning

Raised Market Rents $50 / Unit
Improved Occupancy
$200K Physical Rehab

Purchase Date

Takeover Status

Value Adds

$158,825Avg. Monthly Cash Flow

$3,176,000

$750,000

Number of  
Units

Purchase Price

Investor Capital 
Investment

Initial Investor Capital 
Returned From Refinance

$603,000

September 2013Refinance Date

Projected Investor COCR 
Annual

Investor COCR 
Pre-Refinance

Investor COCR 
Post-Refinance

Investor ROI 
Pre-Refinance

Investor ROI 
Post-Refinance

Avg. Investor COCR

10.52%

24.82%

1,228.46%

29.20%

1,274.33%

835.44%

867.76%Avg. Investor ROI

*Property Sold in 2016



DOUGLAS PLACE APARTMENTS
13900 GRANDBORO LANE GRANDVIEW, MISSOURI

Douglas Place Apartments (formerly Sterling Pointe) is located in Grandview less than a mile from ex-
tensive development projects, such as Honeywell NNSA, Cerner and Kansas City Southern Railroad. The 
property was purchased for $4.25M in 2006, but the lender took the property back after the loan bal-
looned. The property had occupancy rates in the mid-80s and a severe delinquency problem, but we felt 
confident that we had strong upside with Douglas Place.

Why We Purchased Douglas Place

How Douglas Place Has Performed

Following an exodus of  the inherited unqualified resident base, Douglas Place was able to capitalize on the 
new signage, office, and other improvements that give Douglas Place a fresh feel. Douglas Place leased up 
efficiently and reached stabilization in March of  2013. Douglas Place has performed well since, and has 
provided an overall strong return.
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125

October 2012

Repositioning

Raised Market Rents $25 / Unit
Improved Occupancy

& Collections
$380K Physical Rehab

Increased RUBS 
(Utility Reimbursement)

Purchase Date

Takeover Status

Value Adds

$15,223Avg. Monthly Cash Flow

$2,520,000

$760,000

Number of  
Units

Purchase Price

Investor Capital 
Investment

Initial Investor Capital 
Returned From Refinance

$650,000

April 2015Refinance Date

Projected Investor COCR 
Annual

Investor COCR 
Pre-Refinance

Investor COCR 
Post-Refinance

Investor ROI 
Pre-Refinance

Investor ROI 
Post-Refinance

Avg. Investor COCR

11.97%

15.97%

125.40%

23.02%

155.98%

58.89%

75.16%Avg. Investor ROI



CAMPUS VIEW APARTMENTS
2350 RIDGE COURT LAWRENCE, KANSAS 66046 We purchased Campus View at $20K/unit, which is a great price for a well-situated Lawrence, Kansas 

property located about half  a mile from the University of  Kansas and Haskell Indian Nations University. 
We were able to secure such a desirable price because Campus View (formerly Hampton Apartments) had 
a poor reputation, a very high delinquency, and an undesirable resident base primarily due to inadequate ap-
plicant screening and deferred maintenance. We saw Campus View as an exciting opportunity at this price 
due to its location near KU and the thriving intersection of  23rd and Iowa.

Why We Purchased Campus View

How Campus View Has Performed

We immediately transformed the management system. We vacated more than half  of  the residents within 
a few months due to behavioral and economic violations. We implemented a new screening process and 
began our $400K rehab that included an office renovation, updating and rehabbing units, new carpet and 
paint in all hallways, new signage, landscaping, and brickwork. Occupancy dropped to 50% and maintained 
there for a few months as we have continued to move out unqualified residents and improve the property’s 
reputation and its physical appearance. Campus View is finally stabilized, reaching 90%+ occupancy in the 
fall of  2014, and achieving 95% occupancy by the winter. 

July 2013

Repositioning

$404K Physical Rehab

Purchase Date

Takeover Status

Value Adds

$1,900,000

Number of  Units

Purchase Price

101

11.50%

47.07%

Projected Investor COCR
Annual

Actual Investor COCR 

$30,340Avg. Monthly Cash Flow

$502,785Investor Capital 
Investment

51.27%Actual Investor ROI 

19 20

*Property Sold in 2016



OLATHE PORTFOLIO
1000 WEST ELM STREET OLATHE, KANSAS 66061 We purchased Rolling Ridge (the Olathe Portfolio), a 65-unit apartment complex with 67 additional duplex 

and single family home units, located in the desirable Olathe, KS submarket of  Kansas City. At approxi-
mately $19K per unit, the portfolio was a very desirable acquisition. The portfolio was managed adequately, 
aside from below-market rents and deferred maintenance, which produced a tired exterior. Rolling Ridge 
had low delinquency and an occupancy percentage in the low 90s at takeover.

Why We Purchased Olathe Portfolio

How Olathe Portfolio Has Performed

Rolling Ridge has performed well from day one. With strong management in place, the occupancy percent-
age jumped from the low 90s to the high 90s within two months of  the purchase. The portfolio benefitted 
from a $500K rehab that included updated siding, decks, signage, landscaping, office, and interior unit 
updates.
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August 2013

Repositioning

Raised Market Rents $40 / Unit
Improved Occupancy
$504K Physical Rehab

Purchase Date

Takeover Status

Value Adds

$18,031Avg. Monthly Cash Flow

$2,650,000

$900,000

Number of  
Units

Purchase Price

Investor Capital 
Investment

Initial Investor Capital 
Returned From Refinance

$700,000

July 2015Refinance Date

Projected Investor COCR 
Annual

Investor COCR 
Pre-Refinance

Investor COCR 
Post-Refinance

Investor ROI 
Pre-Refinance

Investor ROI 
Post-Refinance

Avg. Investor COCR

9.94%

17.46%

56.04%

19.35%

72.05%

31.57%

38.63%Avg. Investor ROI



At $35K/unit, Brownstone offered a stabilized opportunity with a strong immediate return and upside in 
increasing rents. Brownstone went through a foreclosure during the recession, which we feel contributed to 
our favorable price. Located in the prime Kansas City submarket of  Overland Park, Kansas, the surround-
ing three-mile radius is experiencing and expecting desirable development, including the new IKEA and a 
26-acre bare-land site whose developer is actively pursuing tenants, including major retailers like Walmart 
and other national brands.

Why We Purchased Brownstone

How Brownstone Has Performed
Brownstone has performed well since takeover. Brownstone was well-managed by a reputable local man-
agement company prior to the closing, which set the stage for a smooth transition. The occupancy percent-
age was in the mid-90s with low delinquency at takeover. We have maintained strong occupancy and, taking 
advantage of  the desirable location and strong prospective resident traffic, we have continued to raise rents, 
which has helped us exceed our projections. 

24

November 2013

Repositioning

Raised Market Rents $25 / Unit
Improved Occupancy

& Collections
$620K Physical Rehab

Purchase Date

Takeover Status

Value Adds

$5,520,000

Number of  Units

Purchase Price

155

10.98%

14.03%

Projected Investor COCR 
Annual

Actual Investor COCR 

$19,255Avg. Monthly Cash Flow

$1,400,000Investor Capital 
Investment

16.75%Actual Investor ROI 

BROWNSTONE APARTMENTS
6126 MARTY LANE OVERLAND PARK, KANSAS 66202
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We acquired Fontainebleau because it offered a competitive investment advantage in its submarket with 
large units, laundry hookups and ample bathrooms in a serene setting. The tenant-base was stable and per-
haps the best we had ever seen in an acquisition, with the unit condition showing pride of  ownership and 
many long-term residents. We felt that we would be able to offer residents some amenities that our com-
petitors could not at reasonable costs.

Why We Purchased Fontainebleau

How Fontainebleau Has Performed
Fontainebleau has been going through an exterior remodel to modernize its curb appeal. The ownership 
transition has gone well, with occupancy remaining in the 90’s and net income exceeding projections. We 
are pleased with its performance and anticipate the completion of  the rehab to be well-received.
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October 2014

Repositioning

Windows
Pool

Clubhouse
Siding

Purchase Date

Takeover Status

Value Adds

$4,032,000

Number of  Units

Purchase Price

112

11.20%

11.78%

Projected Investor COCR 
Annual

Actual Investor COCR 

$15,093Avg. Monthly Cash Flow

$1,230,000Investor Capital 
Investment

13.95%Actual Investor ROI 

FONTAINEBLEAU APARTMENTS
4231 Southwest Emland Drive Topeka, Kansas 66606
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We acquired Sundance off-market direct from the owner. We owned the property next door, which had 
and has performed well. We knew the area, and we believed owning them both would help with economies 
of  scale, and we felt that we were purchasing well below the property’s intrinsic value. Sundance provided 
a significant repositioning opportunity to bring the property up to its strong submarket’s standards. The 
Johnson County location is one of  the best submarkets in the Kansas City area, offering good schools, 
amenities and accessibility.

Why We Purchased Sundance

How Sundance Has Performed
We are significantly rehabbing and updating the units and curb appeal. It is our largest per-unit rehab 
project to date. Twenty-five percent of  the units have been completely rehabbed and most of  the addi-
tional improvements are now complete. Sundance has taken longer than anticipated to work through the 
construction and lease-up, but the property has great income to expense margins and should produce very 
strong income numbers once leased up. Since Sundance was a Section 42 property that had just come out 
of  a foreclosure, re-branding the property and changing its reputation is the biggest obstacle.
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October 2014

Repositioning

Increased Rents $25 / Unit
Improved Occupancy & Collections 

$620k Physical Rehab

Purchase Date

Takeover Status

Value Adds

$2,270,000

Number of  Units

Purchase Price

80

10.52%

10.30%

Projected Investor COCR 
Annual

Actual Investor COCR 

$9,445Avg. Monthly Cash Flow

$880,000Investor Capital 
Investment

10.97%Actual Investor ROI 

SUNDANCE APARTMENTS
6106 Foster St. Overland Park, Kansas 66202
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We acquired Antioch in a distressed package deal at a great price per unit. We love the Overland Park 
location nearby the largest office park in Kansas City and a planned future $2B development. The schools 
and arterial roads are desirable. We felt good acquiring Antioch at its pricing with a planned significant 
rehab and repositioning. One of  the buildings had been victim to a recent fire, so we had to negotiate the 
insurance settlement, which was one of  the obstacles that helped us obtain strong financing. Antioch was 
formerly a low income government regulated property but at the time of  purchase had just exited the pro-
gram.

Why We Purchased Antioch Crossing

How Antioch Woods Has Performed
Antioch is nearing breaking ground on the 12 down fire-damaged units. The brand new building and 
twelve new units will add notable value to the Antioch. The property has performed slightly under projec-
tions thus far, due mainly to the fact that 12 of  the 91 units are down. Antioch should be a strong long-ter-
rm investment.
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February 2015

Repositioning

Increased Rents $25 / Unit
Improved Occupancy & Collections 

$620k Physical Rehab 

Purchase Date

Takeover Status

Value Adds

$3,900,000

Number of  Units

Purchase Price

90

10.00%

-2.76%

Projected Investor COCR 
Annual

Actual Investor COCR 

-$3,340Avg. Monthly Cash Flow

$1,163,066Investor Capital 
Investment

2.35%Actual Investor ROI 

ANTIOCH CROSSING APARTMENTS
8710 West 106th Terrace Overland Park, KS 66212
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We acquired Valencia in a distressed package deal at a very desireable price per unit in the strong Johnson 
County submarket. Valencia was formerly a low income government regulated property but at the time of  
purchase had just exited the program. By changing the branding and reputation of  the property, Valencia 
offered strong upside.

Why We Purchased Valencia Hills

How Valencia Hills Has Performed
Valencia has performed above projections in spite of  some construction delays. Valencia’s size helps us 
maximize economies of  scale. Occupancy has been strong in light of  the fact that 7% of  the units were 
down at closing. 2016 should be a strong year for Valencia as the physical improvements and improved 
reputation continue to benefit the property. Valencia should be a strong long-term investment, situated in a 
desirable Johnson County location, adjacent to an elementary school and main arterial roads.
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VALENCIA HILLS APARTMENTS
6527 Reeder Street Shawnee, Kansas 66203
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352

February 2015

Repositioning

Increased Rents $25 / Unit
Improved Occupancy & Collections

$620k Physical Rehab

Purchase Date

Takeover Status

Value Adds

$45,970Avg. Monthly Cash Flow

$12,800,000

$3,200,000

Number of  
Units

Purchase Price

Investor Capital 
Investment

Initial Investor Capital 
Returned From Refinance

$1,662,687

October 2016Refinance Date

Projected Investor COCR 
Annual

Investor COCR 
Pre-Refinance

Investor COCR 
Post-Refinance

Investor ROI 
Pre-Refinance

Investor ROI 
Post-Refinance

Avg. Investor COCR

10.62%

14.54%

10.03%

14.54%

16.79%

14.13%

14.74%Avg. Investor ROI



We acquired the Falls off-market without a broker. The Falls was a stable property in a quiet residential 
neighborhood with a very good unit mix of  all two and three bedroom units, ideal for families. We have 
many units nearby to the Falls with mostly one-bedroom units, so we felt great about the oportunity to 
refer tenants seeking more bedrooms. The Falls was one of  the most stable properties we have toured. 
How it has performed:

Why We Purchased The Falls

How The Falls Has Performed
The Falls has performed well since the closing, performing above our projections, due to high occupancy 
and tenant stability. The serene setting, surrounded by natural woods on three sides, offers families a peace-
ful living community. We expect the Falls to remain a strong long-term investment.
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May 2015

Repositioning

Increased Rents $25 / Unit
Improved Occupancy & Collections 

$620k Physical Rehab 

Purchase Date

Takeover Status

Value Adds

$5,500,000

Number of  Units

Purchase Price

144

9.37%

8.64%

Projected Investor COCR 
Annual

Actual Investor COCR 

$16,463Avg. Monthly Cash Flow

$1,830,000Investor Capital 
Investment

11.56%Actual Investor ROI 

FALLS AT COTTONWOOD CREEK APARTMENTS

2312 Victoria Drive Kansas City, Kansas 66106
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The $35K/unit pricing for an apartment complex in a solid Johnson/Wyandotte County line location with 
value-add upside was very attractive. The out-of-state owner had struggled to maintain high occupancy and 
reasonable rents, and we were confident we could improve both with stronger management and relatively 
minor capital improvements. We were confident we could obtain a 10% cash on cash return for our inves-
tors with strong upside.

Why We Purchased Waterstone

How Waterstone Has Performed
The $35K/unit pricing for an apartment complex in a solid Johnson/Wyandotte County line location with 
value-add upside was very attractive. The out-of-state owner had struggled to maintain high occupancy and 
reasonable rents, and we were confident we could improve both with stronger management and relatively 
minor capital improvements. We were confident we could obtain a 10% cash on cash return for our inves-
tors with strong upside.
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June 2015

Repositioning

Increased Rents $25 / Unit
Improved Occupancy & Collections 

$620k Physical Rehab 

Purchase Date

Takeover Status

Value Adds

$13,000,000 

Number of  Units

Purchase Price

372

11.50%

12.21%

Projected Investor COCR 
Annual

Actual Investor COCR 

$40,256Avg. Monthly Cash Flow

$3,925,000 Investor Capital 
Investment

12.21%Actual Investor ROI 

WATERSTONE APARTMENTS

1100 County Line Rd, Kansas City, KS 66103
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Cash on Cash Return (COCR)
COCR is calculated by taking the annualized cash flow and dividing it by the investors’ total capital 
invested. Loan principal paid down is treated as an expense for purposes of  seeing actual 
cash returned from the investment. i.e. $10,000/yr cash flow divided by $100,000 capital invest-
ed equals a 10% COCR.

Return on Investment (ROI)
ROI is calculated by taking the annualized net profit and dividing it by the investors’ total capital 
invested. Loan principal paid down is removed from expenses for accurate accounting. i.e. $10,000/
yr profit divided by $100,000 capital invested equals an 10% ROI.

Infinite Return
An infinite return occurs when an investor has no capital invested in the project but is still receiving 
a profit. This generally occurs when investors receive all of  their initial capital back through a refi-
nance but remain owners and continue to receive income.

Post-Refinance Calculations
The post-refinance cash on cash return (COCR) and return on investment (ROI) numbers gen-
erally improve after we refinance a property. The reason for this is that the investors’ basis (capi-
tal invested) lowers as they receive capital back from the refinance. With a lower capital basis, the 
investors’ COCR and ROI generally improve.

Capitalization Rate (Cap Rate)
The cap rate is a common formula used in calculating the value and return of  commercial real es-
tate. Cap Rate is calculated by dividing the annual net return (without any debt/mortgage payment) 
by the purchase price. i.e. a property with a $100,000 annual net income that sells for $1,250,000 is 
selling at an 8% Cap Rate. The distinction between COCR and Cap Rate is that the COCR usually 
assumes debt payments; the Cap Rate calculates the return without accounting for debt payments. 
We also call it the Cash Rate, as the cap rate is the return you receive if  you buy a property without 
any debt leverage.

GLOSSARY OF TERMS

Post-Stabilization Calculations
The post-stabilization happens when we purchase a property that is suffering from low occupancy, 
high delinquency or in need of  capitol improvements and cosmetic maintenance. In this case we 
may designate what we call a stabilization period to turn the property around before expecting it to 
perform at our projections.
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DISCLAIMER

You are receiving this because of  our existing relationship and our understanding that you are an 
accredited or sophisticated investor interested in evaluating apartment opportunities.

This document is not to be used for general solicitation. This document is only to be distributed to 
those who have a pre-existing relationship with a principal of  Worcester Investments, LLC. If  you 
have received this documentation from anyone other than a principal of  Worcester Investments, 
please return it to whom you received it from. The contents of  this document are not to be con-
strued as a guarantee of  returns or offering of  any kind. This document is to be used for general 
information purposes only.

THE MATERIAL PROVIDED DOES NOT CONSTITUTE AN OFFER TO SELL NOR IS IT 
A SOLICITATION OF AN OFFER TO PURCHASE. 

Joel Worcester
541.520.1292

joel@worcester-investments.com

Paul Worcester
816.233.7253

paul@worcester-investments.com

1220 Washington St. Suite 200
Kansas City, MO 64105

www.worcesterinvestments.com

W W
INVESTMENTS

ORCESTER
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