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A.   STATEMENT OF LIMITATIONS 
 
This Property Profile is a compilation of public record information and additional information 
from the Seller regarding approximately 166.44 +/-acres of land subject to a permanent 
Agricultural Preservation Restriction (APR) and improvements. The property is located along the 
East side of Rt 31 in Charleton, Massachusetts and is currently offered for sale by LandVest, Inc. 
(hereinafter, the Offered Property).  
  
Neither the Seller nor Seller’s representatives make any express or implied representation or 
warranty as to the accuracy or completeness of any information in this information package or 
any of the exhibits attached hereto, and none of such persons shall have any liability relating to 
or arising from use of any information or any errors there in or omissions there from.  
Prospective buyers are not entitled to rely on the accuracy or completeness of this information 
and shall be entitled to rely solely on such representations and warranties as may be in a 
Purchase and Sale Agreement relating to the proposed acquisition, subject to the terms and 
conditions of such agreement. 
 
Any alternative use of the Offered Property implied in this information package does not 
constitute a warranty or guarantee of approval.  It is the sole responsibility of the Buyer to 
determine the viability of any contemplated use of the Offered Property under pertinent federal, 
state, and local regulations.  The Seller makes no representation as to the likelihood of approval 
of any proposed use. 
 
Neither Seller nor any of its representatives are under any legal obligation and shall have no 
liability of any nature whatsoever with respect to the proposed acquisition by virtue of this 
information package or otherwise.  
 
No legal liability is created by this information package, and this document is to be used in 
whole and not in part.  Any sketches produced by LandVest in this information package show 
approximate dimensions and are included only to assist the reader in visualizing the Offered 
Property.  
 
The Offered Property is sold in its as is condition and no warranties, guarantees, or 
representations are given as to the condition of site improvements or their compliance with 
federal, state, or local building, zoning, and/or other regulations.  
 
The Seller reserves the right to reject all offers, to enter into an agreement with someone other 
than the highest offeror, and to negotiate further with one or more offerors.  If an offer sets forth 
a price and conditions that are acceptable to the Seller, the Seller will prepare a proposed 
Purchase and Sale Agreement which will require a deposit of a portion of the purchase price, to 
be forfeited upon non-performance.  No party, Seller or Buyer, will be bound until a Purchase 
and Sale Agreement is signed by both parties and the deposit paid. 
 
Access to the Offered Property is not allowed unless accompanied by an authorized employee of 
LandVest, Inc. LandVest, Inc. by reason of this property profile, may not be required to give 
testimony in court with reference to the Offered Property described herein. 
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B.    SUMMARY OF IMPORTANT FACTS 
 
Offered Property: 166.44 acres of farmland and forest located at 3 Number 6 

Schoolhouse Road and Dresser Hill Rd (Rt 31) in Charleton, MA. 
96 acres in fields, 65 acres in forest and a 9.5 acre irrigation pond.  
The property is subject to an Agricultural Preservation Restriction 
(APR) and abuts 286 acres of private lands also subject to an APR. 
A renovated colonial 1759 house with 3104 sqft is included with 
the land. In addition to the house there are 5 additional farm 
buildings comprising 6000 sqft and a former dairy barn of 8,000 
sqft.  The fields have access to underground irrigation from a pump 
house on the pond. 

Property Location:               3 Number 6 Schoolhouse Rd  Charleton, MA 
 

Assessor Map & Lots: Map 76 Lot D-1, Map 79 Lot D-1, Map 75 Lot B-7 
 
Record Owners:  Bigelow Nurseries, Inc 
 
Recorded Deeds: Book 24239 Page 249 Worcester County Registry of Deeds 
 Agricultural Preservation Restrictions Book 18042 Page38 
       
2026 Assessment:                  assessed: $1.059,347   

   
2026 Property Taxes: $ 11,589  (2026 tax rate $10.94/thou) 
 
Zoning: The property is located in the Rural Residential Agriculture Zoning 

District. 
 
Wetlands: See attached maps 
 
Flood Zones: See attached maps 
 
 
Utilities: Electric is along Number 6 Schoolhouse Road.  Water and Sewer 

are private 
 
 
 
 
 
 
 
 
 

https://en.wikipedia.org/wiki/United_States_Census_Bureau
https://en.wikipedia.org/wiki/Sturbridge,_Massachusetts
https://en.wikipedia.org/wiki/East_Brookfield,_Massachusetts
https://en.wikipedia.org/wiki/East_Brookfield,_Massachusetts
https://en.wikipedia.org/wiki/Spencer,_Massachusetts
https://en.wikipedia.org/wiki/Leicester,_Massachusetts
https://en.wikipedia.org/wiki/Oxford,_Massachusetts
https://en.wikipedia.org/wiki/Dudley,_Massachusetts
https://en.wikipedia.org/wiki/Southbridge,_Massachusetts
https://en.wikipedia.org/wiki/Massachusetts_Route_31
https://en.wikipedia.org/wiki/Massachusetts_Route_169
https://en.wikipedia.org/wiki/Massachusetts_Route_169
https://en.wikipedia.org/wiki/U.S._Route_20_in_Massachusetts
https://en.wikipedia.org/wiki/Massachusetts_Turnpike
https://en.wikipedia.org/wiki/Open_town_meeting
https://en.wikipedia.org/wiki/Board_of_Selectmen
https://en.wikipedia.org/wiki/School_district
https://en.wikipedia.org/wiki/Kindergarten
https://en.wikipedia.org/wiki/First_grade
https://en.wikipedia.org/wiki/First_grade
https://en.wikipedia.org/wiki/Ninth_grade
https://en.wikipedia.org/wiki/Twelfth_grade
https://en.wikipedia.org/wiki/Shepherd_Hill_Regional_High_School
https://en.wikipedia.org/wiki/Dudley,_Massachusetts
https://en.wikipedia.org/wiki/Bay_Path_Regional_Vocational_Technical_High_School
https://en.wikipedia.org/wiki/Oxford,_Massachusetts
https://en.wikipedia.org/wiki/American_Revolutionary_War
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C. PROPERTY IDENTIFICATION 
 
 
TOWN OF CHARLETON DESCRIPTION 
According to the United States Census Bureau, the town has a total area of 43.8 square miles 
(113 km2), of which 42.5 square miles (110 km2) is land and 1.2 square miles (3.1 km2) (2.86%) 
is water.  The town is bordered on the west by Sturbridge; on the north by East 
Brookfield, Spencer and Leicester; on the east by Oxford; and on the south 
by Dudley and Southbridge.  Charlton is bisected by north–south Route 31, which runs through 
the historical villages of Charlton Center, Charlton City and Charlton Depot. North-south Route 
169 connects Charlton City with Southbridge. East–west routes include Route 20, a major 
commuter road, and the Massachusetts Turnpike (Interstate 90), which crosses through Charlton 
but does not have an exit in the town. While there is no exit for the town, there are two rest stops 
on the Mass Pike that are in Charlton.  Charlton has an open town meeting form of government, 
with a five-member Board of Selectmen.  Charlton public schools are part of the Dudley–
Charlton Regional School district. Charlton Elementary serves students in kindergarten and first 
grade. The Heritage School serves students in grades 2 through 4. The Charlton Middle School 
serves grades 5 through 8. Charlton High Schoolers (ninth grade through twelfth grade) 
attend Shepherd Hill Regional High School in Dudley. 
Charlton is also home to Bay Path Regional Vocational Technical High School which serves 
Charlton and surrounding communities.(Adapted from Wikipedia) 

 
TOWN OF CHARLETON HISTORY 
 
Charlton was first settled in 1735. It was established as a District separated from Oxford on 
January 10, 1755, and became a Town on August 23, 1775, by a law that made all Districts into 
Towns to help for the cause of the Revolutionary War . It was named after Sir Francis Charlton 
(4th Baronet).  During the 1800s, farming continued to be the major occupation, but woolen mills 
were being built along some of the town's brooks by the turn of the twentieth century. Charleton 
Center is designated an historic district.  Additional information can be found at: 
https://greenerpasture.com/Places/Details/779 
 
 
SITE DESCRIPTION 
 
This property is a166.44 acres of surveyed  farmland and forest located at 3 Number 6 
Schoolhouse Road and Dresser Hill Rd (Rt 31) in Charleton, MA. 96 acres are in fields, 65 acres 
in forest and a 9.4 acre irrigation pond.  The property is subject to an Agricultura Preservation 
Restriction (APR) and abuts 286 acres of private lands also subject to an APR. A renovated 

https://www.townofcharlton.net/364/Zoning-Advisory-Information
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colonial 1759 house, 3 bedrooms, 1 bath comprising 3104 sqft is included with the land. In 
addition to the house there are 5 farm buildings comprising 6000 sqft and a former dairy barn of 
8,000 sqft. The property was a former dairy farm prior to being purchased by the current owners 
who are in the nursery business and grow trees and shrubs on the land as well as hay.  The fields 
are high quality soils.  One of the old barns has collapsed and is in the process of being removed.  
The old barn has asbestos and the sellers commissioned a report from an expert in the field on 
how to remove the barn and two quotes from licensed hazardous waste operators to remove the 
material. The APR requires that the property sale price be approved by the state Department of 
Agricultural Resources (DAR).  Any prospective buyer who signs a Purchase and Sale 
Agreement with the Seller must submit an agricultural management plan on a form DAR 
provides for review and approval. 
 
D.   REGULATORY FACTORS  
 
Zoning & Advisory Information | Charlton, MA 
The following section of this Property Profile discusses some of the regulatory factors that have 
an impact on proposed uses of the Offered Property.   
 
ZONING 
 
The property is classified as a Rural Residential and Agricultural District.   
 
WETLANDS 
see Site Analysis map above. 
 
FLOOD ZONES 
see Site Analysis map above. 
 
 
 
RARE SPECIES: PRIORITY & ESTIMATED HABITAT 
 
 
ENVIRONMENTAL CONDITIONS 
 
There are no known adverse environmental conditions on the site based on information provided 
by the client and a review of local records.    
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Unofficial Property Record Card - Charlton, MA
General Property Data

Parcel ID   75-B-7 Account Number 0
Prior Parcel ID   --

Property Owner   BIGELOW NURSERIES INC (6/01) Property Location 3 NO 6 SCHOOLHOUSE RD
Property Use 017

Mailing Address P.O. BOX 718 Most Recent Sale Date 6/18/2001
Legal Reference 24239-249

City NORTHBORO Grantor GRIMES MARIAN R TR (2/97),
Mailing State MA Zip 01532 Sale Price 950,000
ParcelZoning Land Area 66.080 acres

Current Property Assessment
Card 1 Value Building Value 317,800 Xtra Features

Value 210,500 Land Value 154,029 Total Value 682,329

Building Description
Building Style CAPE Foundation Type LOOSE MSRY Flooring Type CARPET

# of Living Units 2 Frame Type WOOD Basement Floor N/A
Year Built 1759 Roof Structure GABLE Heating Type FORCED H/A

Building Grade AVG. (+) Roof Cover METAL Heating Fuel OIL
Building Condition Average Siding VINYL Air Conditioning 100%
Finished Area (SF) 3104 Interior Walls PLASTER # of Bsmt Garages 0

Number Rooms 9 # of Bedrooms 3 # of Full Baths 1
# of 3/4 Baths 0 # of 1/2 Baths 0 # of Other Fixtures 0

Legal Description
Narrative Description of Property

This property contains 66.080 acres of land mainly classified as 017 with a(n) CAPE style building, built about 1759 , having VINYL exterior and METAL
roof cover, with 2 unit(s), 9 room(s), 3 bedroom(s), 1 bath(s), 0 half bath(s).

Property Images

Disclaimer: This information is believed to be correct but is subject to change and is not warranteed.



Unofficial Property Record Card - Charlton, MA
General Property Data

Parcel ID   76-D-1 Account Number 0
Prior Parcel ID   --

Property Owner   BIGELOW NURSERIES INC (6/01) Property Location 2 NO 6 SCHOOLHOUSE RD
Property Use 037

Mailing Address P.O. BOX 718 Most Recent Sale Date 6/18/2001
Legal Reference 24239-249

City NORTHBORO Grantor GRIMES MARIAN R TR (3/97),
Mailing State MA Zip 01532 Sale Price 950,000
ParcelZoning Land Area 66.130 acres

Current Property Assessment
Card 1 Value Building Value 0 Xtra Features

Value 194,100 Land Value 147,133 Total Value 341,233

Building Description
Building Style Foundation Type Flooring Type N/A

# of Living Units 0 Frame Type Basement Floor N/A
Year Built N/A Roof Structure Heating Type N/A

Building Grade Roof Cover Heating Fuel N/A
Building Condition N/A Siding Air Conditioning 0%
Finished Area (SF) N/A Interior Walls N/A # of Bsmt Garages 0

Number Rooms 0 # of Bedrooms 0 # of Full Baths 0
# of 3/4 Baths 0 # of 1/2 Baths 0 # of Other Fixtures 0

Legal Description
LOT 3-2 - INCLUDES 81-A-1,2,3

Narrative Description of Property
This property contains 66.130 acres of land mainly classified as 037 with a(n) style building, built about N/A , having exterior and roof cover, with 0
unit(s), 0 room(s), 0 bedroom(s), 0 bath(s), 0 half bath(s).

Property Images

Disclaimer: This information is believed to be correct but is subject to change and is not warranteed.



Unofficial Property Record Card - Charlton, MA
General Property Data

Parcel ID   79-D-1 Account Number
Prior Parcel ID   --

Property Owner   BIGELOW NURSERIES INC (6/01) Property Location DRESSER HILL RD
Property Use NURSERY

Mailing Address P.O. BOX 718 Most Recent Sale Date 6/18/2001
Legal Reference 24239-249

City NORTHBORO Grantor GRIMES MARIAN R TR (3/97),
Mailing State MA Zip 01532 Sale Price 950,000
ParcelZoning Land Area 30.610 acres

Current Property Assessment
Card 1 Value Building Value 0 Xtra Features

Value 0 Land Value 35,725 Total Value 35,725

Building Description
Building Style Foundation Type Flooring Type N/A

# of Living Units 0 Frame Type Basement Floor N/A
Year Built N/A Roof Structure Heating Type N/A

Building Grade Roof Cover Heating Fuel N/A
Building Condition Average Siding Air Conditioning 0%
Finished Area (SF) N/A Interior Walls N/A # of Bsmt Garages 0

Number Rooms 0 # of Bedrooms 0 # of Full Baths 0
# of 3/4 Baths 0 # of 1/2 Baths 0 # of Other Fixtures 0

Legal Description
Narrative Description of Property

This property contains 30.610 acres of land mainly classified as NURSERY with a(n) style building, built about N/A , having exterior and roof cover, with
0 unit(s), 0 room(s), 0 bedroom(s), 0 bath(s), 0 half bath(s).

Property Images

Disclaimer: This information is believed to be correct but is subject to change and is not warranteed.
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