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With a total landmass of 44 square miles, Charlton’s population density is 
312 people per square mile, approximately 50 more people per square mile than in 
2000 (264.8). 
 
Figure 3-1 
Population over time (1920 to 2030) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Source: U.S. Census, Charlton Master Plan, Town of Charlton and CMRPC. 

 
Charlton’s population growth reflects the expansion of housing from the eastern 
portion of the state into suburban and rural locations beyond the I-495 belt and into 
Central Massachusetts. Charlton is absorbing much of this regional growth. 
Charlton has continually out-paced its region, the county and the state in 
population growth.  At 21.8 percent, Charlton’s population since 2000 has increased 
nearly 4 times the rate of population growth in the CMRPC region (6.3 percent) and 
fifteen times the rate of population growth in the state (1.4 percent), as shown in 
Table 3-1. This pace of growth is not uncommon for Charlton in the past few 
decades, as shown in Figure 3-1. This rate of growth will have a major impact on the 
community in terms of housing demand and spending on goods and services. 
 
Table 3-1 
Population Comparisons, by Region (1970-present) 

 1970 1980 1990 2000 2005/2006 

Charlton 4,654 6,719 

(44.4%) 

9,576 

(42.5%) 

11,263 

(17.6%) 

13,714 

(21.8%) 

CMRPC Southwest 
Subregion 

75,285 79,082 

(5.0%) 

88,496 

(11.9%) 

92,018 

(4.0%) 

97,776 

(6.3%) 

Worcester County 637,037 646,352 

(1.5%) 

709,705 

(9.8%) 

750,963 

(5.8%) 
n/a Ɨ 

Massachusetts 5,689,000 5,737,000 

(0.8%) 

6,016,425 

(4.9%) 

6,349,097 

(5.5%) 

6,437,193 

(1.4%) 

Source: 1970, 1980, 1990, 2000 U.S. Census and present populations obtained from town records and reports. 
 Ɨ The County Government system in Massachusetts was discontinued in July 1998. 
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The 35 to 54 year old age cohort, along with their children (ages 5-17), accounted for 
most of this growth between 1990 and 2000; but this picture has changed 
significantly since 2000, as shown in Table 3-2. In the last six years, while the 35 to 
54 year-old age cohort has continued to grow, the 18 to 24 year old cohort has 
increased more than 100 percent over that cohort’s 2000 population and the 
population of children younger than 17 has decreased. Growth in the 18 to 24 age 
group is atypical in a bedroom community like Charlton. Many people in this age 
group are in college or just beginning their careers and may not be financially ready 
to purchase a home.  This data could mean a number of things: (1) many children 
have recently aged out of the 5 to 17 year old age cohort; (2) children may be living 
with their parents beyond the age of 18; and/or (3) families with older children may 
be moving into Charlton at a faster rate than families with young children. The 
decrease in 5 to 17 year old population will have an impact on public education and 
the capacity of Charlton’s schools, possibly reducing any previous over-capacity 
issues.  
 
The population also is aging, with the number of people aged 55 and older 
increasing by 374, or 28 percent, between 1990 and 2000 and another 61 percent 
from 2000 to the present. The median age in Charlton grew from 31.2 in 1990 to 35.4 
in 2000, an 11 percent increase in ten years. Charlton’s median age is now on par 
with the national average of 35.3, but Charlton’s population has aged more quickly 
than the nation, which had a median age of 32.9 in 1990 (7 percent increase).  
 
Table 3-2 
Distribution of Population by Age (1990 to 2000) 
 
Age Cohort 1990 2000 # change % change 2006 % change 

Under 5 867 810   (57) -7% 562 -31% 

5 to 17 1,968 2,566 598 30% 2,502 -2% 

18 to 24  827 657 (170) -21% 1,355 106% 

25 to 34 1,958 1,519 (439) -22% 1,584 4% 

35 to 54 2,640 4,022 1,382 52% 4,998 24% 

55 to 64 537 822 285 53% 1,400 70% 

65 to 84 631 690 59 9% 1,110 61% 

85 and over 147 177 30 20% 203 15% 

Total 9,575 11,263 1,688 18%  13,714  22% 

Source: 1990 and 2000 U.S. Census, Town of Charlton 

 
The population is evenly distributed between males (49 percent) and females 
(51 percent) with little change in the distribution expected. Charlton’s population is 
relatively homogeneous, as shown in Table 3-3. According to the 2000 Census, the 
community was 98.1 percent white, 0.5 percent Asian, 0.2 percent African-
American, and 0.2 percent American Indian. Only 0.6 percent of the population 
identified themselves as having two or more races.   
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Table 3-3 
Population by Race 
 
Race Number Percent 

White alone 11,047 98.1% 

Black or African American Alone 26 0.2% 

American Indian and Alaska Native alone 23 0.2% 

Asian alone 52 0.5% 

Native Hawaiian and Other Pacific Islander alone 7 0.0% 

Some other race alone 38 0.3% 

Two or more races 70 0.6% 

Total 11,263 100% 

Source: 2000 U.S. Census 

�„   

Existing Households 

According to the 2000 U.S. Census, Charlton had 3,788 households (occupied 
housing units), an increase of 641, or 20 percent from 1990, as shown in Table 3-4. 
Despite the shrinking household size nationwide, the number of households 
increased at a comparable rate to the population increase (18 percent), which 
indicates that there is little change in the household size in Charlton in the past 
decade. Housing unit development continues in Charlton at a faster rate than 
population growth. This is not surprising when one considers the national trend 
towards smaller household sizes. Couples are having fewer children today and 
many households are the single parent variety. Charlton’s census data confirms this 
trend. In 1980, the typical Charlton household contained 3.11 people. By 1990, the 
persons per household figure had declined to 2.98 and by 2000, to 2.92 persons per 
household.  
 
Table 3-4 
Change in Housing Units: 1990 to 2000 
 1990 2000 # change % change 

Total Housing Units 3,438 4,008 570 17% 

Occupied (“Households”)   3,147 3,788 641 20% 

Vacant  291 220 (71) -24% 

Source: 1990 and 2000 U.S. Census 

 
Among Charlton’s households, 3,045, or 75.9 percent, were considered “families,” 
2,555 (63.7 percent) were married couple families, 1,830 (45.6 percent) contained 
children under the age of 18, and 527 (13.1 percent) had individuals over the age of 
65 years. A total of 192 non-family households were recorded by the U.S. Census 
and 551 householders, including 166 over the age of 65, were recorded as living 
alone (See Table 3-5). 
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Table 3-5 
Household changes by type 
 
 1990 2000 # change % change 

Family households 2,842 3,045 203 7% 

Married couple family  2,216 2,555 339 15% 

Households with <18 2,835 1,830 (1,005) -35% 

Households with >64 595 527 (68) -11% 

Nonfamily households 240 192 (48) -20% 

Householder living 
alone 463 551 88 19% 

     and over 65 155 166 11 7% 

Total Households 3,147 3,788 641 20% 

Source: 1990 and 2000 U.S. Census 

 
Just fewer than 200 people live in group quarters in Charlton, the majority of who 
live in nursing homes. These numbers have remained consistent since 1990. 
 
Charlton’s household growth in the past decade is the highest increase among its 
neighboring communities, as shown in Table 3-6. Only Uxbridge (30 percent growth 
in the 1990’s) has grown at a rate close to Charlton’s pace. The communities 
immediately surrounding Charlton—Spencer, Sturbridge, Southbridge, Dudley, and 
Oxford—encountered less household growth in the past decade than Charlton.  
 
Table 3-6 
Regional Household Growth 
 
Year Charlton Dudley Leicester Oxford Spencer Uxbridge Webster 

1980 2,107 2,929 2,961 3,813 3,708 2,900 5,626 

1990 3,147 

(49.3%) 

3,387 

(15.6%) 

3,458 

(16.8%) 

4,492 

(17.8%) 

4,321 

(16.5%) 

3,773 

(30.1%) 

6,529 

(16.1%) 

2000 3,788 

(20.4%) 

3,737 

(10.3%) 

3,683 

(6.5%) 

5,058 

(12.6%) 

4,583 

(6.1%) 

3,988 

(5.7%) 

6,905 

(5.8%) 

Source: 2000 U.S. Census 

�„   

Population Projections 

According to Charlton’s 2004 Community Development Plan prepared by CMRPC, 
the Town is expected to grow by 1,213 persons between the years 2000 and 2010. 
Taking into consideration the trend towards smaller household sizes and assuming 
the average household size will decline at the same rate as the previous decade, to 
an estimated 2.86 persons per household by the year 2010, it is anticipated that an 
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additional 424 housing units will need to be produced between the years 2000 and 
2010 in order to house the expected population increase. 
 
When viewing the population projections created by the CMRPC, a notable trend 
stands out (see Figure 3-2). Charlton will continue to grow at a significantly faster 
pace than its neighbors, from the 3rd least populated town in the Southwest Region 
of Central Massachusetts in 2000 to the most populated town by 2030. 
 
Figure 3-2 
Projected Population Growth in the Region 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Source: CMRPC, http://www.cmrpc.org/Agency/CMRPC_Demographics.htm  

Housing 

This section outlines the existing condition of Charlton’s housing stock and 
estimates future housing demands given the town’s expected continued population 
growth, as discussed above. 

�„   

Existing Housing Conditions 

There is a mixed housing base in Charlton, with older homes built in the 1700’s to 
new homes constructed in recent years (see Figure 3-3). Most of the older homes 
were built in village areas, near workplaces, such as Charlton City, Charlton Center, 
Charlton Depot, and Northside. These villages were inhabited and grew because of 
their proximity to the workplace. Most of the remaining homes built prior to the 
1940’s were farmhouses scattered around the town.  The areas near Cranberry 
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Meadow, Glen Echo Lake, Pierpoint Meadow, Granite (South Charlton) Reservoir, 
Buffum Pond, Little Nugget Lake, and Gore Pond, were predominantly seasonal 
villages which have since been converted into year round homes. Public housing for 
low-income and elderly residents of town is limited to the Charlton Housing 
Authority Complex on Masonic Home Road and a few other units. 
 
Figure 3-3 
Age of Housing Stock  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Source: 2000 U.S. Census 

 
Household growth is the primary driver of housing demand in a community. In 
2000, a total of 4,008 housing units were counted in Charlton (see Table 3-7). 
Households occupied 3,788 units (94.5 percent) leaving 220 vacant units (5.5 
percent). 140 of these vacant units were considered seasonal, recreational or 
occasional use. Between 1980 and 1990, the number of housing units increased by 
1,040 units, or nearly 50 percent of the 1980 housing stock (2,107 units).  During the 
following decade, the number of units increased by 641, or 20 percent.   
 
Charlton’s housing unit growth has increased at a higher rate than its neighbors. 
The town with the next highest household growth is Oxford, where housing 
production grew 18 percent in the 1980’s and 13 percent in the 1990’s, as reported in 
Charlton’s 2004 Community Development Plan. 
 
The vacancy rate in Charlton declined from 8.5 percent to 5.5 percent, which 
exhibits a growing demand for housing in Charlton. Five percent is considered a 
normal vacancy rate; therefore Charlton’s vacancy rate indicates that the town is 
generally meeting most local demand. 
 

Occupied Housing Units 
 
1980 2,107 units 
1990 3,147 units 
2000 3,788 units 

Less than 9 years
3%

9 - 17 years
18%

18 - 27 years
26%

28 - 37 years
18%

38 - 67 years
22%

68+ years
13%
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Table 3-7 
Housing Vacancy  
 
 1990 2000 

Total Vacant Units 291 220 

Total Housing Units 3,438 4,008 

Vacancy Rate 8.5% 5.5% 

Source: U.S. Census 

 
The median number of rooms per housing unit was six rooms in 2000, with 
94 percent of the units having four or more rooms; 60 percent have six or more 
rooms.  The age of the housing stock is also varied; only 30 percent of Charlton’s 
housing stock was built before 1960, and 80 percent of Charlton’s housing stock was 
built by 1990. More than 14 percent of Charlton’s housing stock (approximately 
564 homes) was built prior to 1940. While this percentage is lower than comparable 
communities, it is quite likely that many of these older residences would not meet 
today’s various housing codes (plumbing, electricity, weatherproofing, building 
code, etc.). As noted in the 2004 Community Development Plan, Charlton has the 
youngest housing stock when compared with its neighbors. 
 
Between 1999 and 2006, a total of 700 residential building permits were issued in 
Charlton (an average of 88 per year) compared to an average 2,338 residential 
building permits issued annually in the CMRPC region (through 2005, based on 
available data). Charlton’s building activity ranged from 3.2 percent (2003) of the 
regional total to 4.6 percent (2002) of the region total. Figure 3-4 tracks the 
residential building permit relationship between Charlton and the region between 
1999 and 2005.  
 
Figure 3-4 
New Single Family Building Permits: 1999-2005 
 
 
 
 
 
 
 
 
 
 
 
 
Source: Town of Charlton Building Inspector and CMRPC Regional Data Bank 

 
The measure of housing activity (building permits) when compared with household 
change, shown in Figure 3-5 below, indicates that some overbuilding has occurred 
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overtime, with a significantly greater difference in building permits over household 
growth in the last six years. 
 
Figure 3-5 
Housing Growth: 1980’s, 1990’s and 2000’s† 

 
 
 
 
 
 
 
 
 
 
Source: Town of Charlton Building Inspector and U.S. Census 
Note: † 2000’s includes the data for years 2000-2006. 

 
Market trends in residential home sales also reveal an interesting pattern. As shown 
in Figure 3-6, sales of single-family homes grew robustly in the late 1990’s. 
However, single-family home sales have slowed, if not decreased, in this decade, 
perhaps reflecting the slow-down in the regional economy. The 141 single-family 
homes sold in 2006 is a decrease of nearly 50 percent from the peak of 208 homes 
sold in 2000. The sale of Charlton’s limited condominium stock has been steady 
since 1998. 
 
Figure 3-6 
Single-Family Homes & Condominium Sales in Charlton: 1988-2006 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Source: The Warren Group Information Services 
Note:  2006 sales period through November 2006 
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Price trends, however, showed strong upward growth since 1996, increasing more 
dramatically in 2000, as shown in Figure 3-7. The median sales price of a 
single-family home in Charlton increased by 37 percent between 2001 and its peak 
in 2005. According to the Warren Group, the median price of a single-family home 
sold in Charlton was $265,000 in 2006, while the median condominium sold for 
$192,500.  
 
Figure 3-7 
Median Sale Price Trends in Charlton: 1988-2006 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Source: The Warren Group Information Services 
Note:  2006 sales through November 2006 

�„   

Housing Unit Inventory 

Charlton’s housing stock is currently, and has historically been, predominantly 
single-family, as shown in Table 3-8. Approximately 80 percent of Charlton’s 
housing units are attached and detached single-family units, 15 percent have 
between two and nine housing units, and just one percent of Charlton’s housing 
stock contains ten or more units. Charlton has the highest percentage of 
single-family housing units when compared with its neighboring communities.1 
There have been no significant changes in housing unit type since 1990. 
 

  
1 Community Development Plan, 2004, Table 9 on Page 81. 
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Table 3-8 
Housing Units by Type of Structure: 1990-2000 
 

Type of Housing 1990 
% of 1990 

Housing Stock 
2000 

% of 2000 
Housing Stock 

# 
Change 

S/F detached 2,709 78.8% 3,013 79.5% 304 

S/F attached 53 1.5% 155 4.1% 102 

2 to 4 units 401 11.7% 429 11.3% 28 

5 to 9 164 4.8% 141 3.7% (23) 

10+ units 42 1.2% 20 0.5% (22) 

Mobile/Other 69 2.0% 30 0.8% (39) 

Total 3,438  3,788  350 

Source: U.S. Census 

 
According to the 2000 census data, in 1999 Charlton had a total of 4,008 housing 
units, 3,013 (80 percent) of which were considered as detached, single units. 
Another 155 units (4 percent) were attached single units, either townhouses or 
condominiums. The rest of the Town’s housing stock was in buildings containing 
multiple units ranging from duplexes to mid-sized complexes with 10 or more units, 
as shown in Table 3-8. 
 

Figure 3-8 (at right) 
Housing Tenure 
Source:  1990 and 2000 U.S. Census 

 
Approximately 83 percent of 
the current (2000) housing 
stock is owner-occupied, 
according to 2000 U.S. Census 
estimates. This ratio (owner-
occupied to renter) has 
increased only slightly since 
1990, when the number of 
owner-occupied units was 
78 percent and renter-occupied 
was 23 percent.  
 
The information presented below in Table 3-9 is based on an analysis of Charlton’s 
2006 Assessor’s database of properties and includes all properties classified under 
Residential.  Mixed-use parcels (Code 010-067) listed in Table 3-9 include those with 
more than use; not all include residential uses.  
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Table 3-9 
Residential Property by Assessment Class 
 
Property 
Type 

Description 
Parcel 
Count 

Assessed 
Value 

Average per 
parcel 

101  Single-Family 3,860 $1,193,305,500 $309,147 

102  Condominium 146 $23,202,400 $158,921 

104  Two-Family 51 $14,778,600 $289,776 

105  Three-Family 10 $2,890,700 $289,070 

106  Out Buildings 75 $6,636,300 $88,484 

109  Multi-Houses 19 $6,918,540 $364,134 

110  Trailer Park 2 $788,700 $394,350 

111  4-8 Unit  39 $7,954,700 $203,967 

112  Over 8 Units 2 $1,560,000 $780,000 

130  Vacant Land – Dev. 77 $10,022,000 $130,156 

131  Vacant Land – Pot. Dev. 601 $59,252,200 $98,589 

132  Unbuildable 685 $11,459,700 $16,729 

010-067 Mixed Use 125 $112,047,645 $896,381 

 Total Residential 5,567 $1,338,769,340 $3,123,323 

Source: Charlton Assessor 

 
Between 1993 and 1999 Charlton approved over 100 lots in subdivision plans, 
encompassing over 250 acres of land. However, only 11 of those lots were built out 
by 1999. Since 1999, the Town has approved 430 lots in subdivision plans, a total of 
over one thousand acres of land (see Table 3-10).  Of these more recent subdivision 
approvals, 9 have been completed, which has produced approximately 116 new 
housing units in Charlton in the last six years.  
 
Table 3-10 
Subdivisions Approved Since 1999 
 

Subdivision Name 
Year 

Approved 
Approved 

Lots 
Acres 

Houses 
Built 

Status 

Angalie Estates 2005 5 35.87 0 Active 

Buffum Estates 2003 5 11.9 5 Completed 

Cranberry Shores 2007 7 32 0 Active 

Dresser Hill 2005 10 23.5 0 Active 

Elly Pond Estates 2002 21 45.7 11 Active 

Haggerty Landing 2004 6 17 0 Active 

Hammond Woods 2003 23 69 0 Active 

Heritage Oaks 2003 4 15.5 4 Completed 

Lambs Farm Estates 2005 30 66.73 3 Active 

Manor Ridge 2003 9 14.5 9 Completed 

Ponnakin Hill Estates 2004 57 93.7 6 Active 
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Subdivision Name 
Year 

Approved 
Approved 

Lots 
Acres 

Houses 
Built 

Status 

Preservation Estates 2003 12 19 12 Completed 

Reindeer Estates 1999 20 35.98 20 Completed 

Scott Drive Extension 2001 9 39.67 9 Completed 

Stevens Estates 2003 2 3.11 0 Active 

Stonegate Estates (Phase II) 1999 10 16.27 10 Completed 

The Reserve At Barton Hill - East 2007 46 99 0 Active 

The Reserve At Barton Hill - West 2007 84 165 0 Active 

Tucker Farm Estates 2004 25 97.25 0 Active 

Turner Woods 1999 13 26.4 13 Completed 

Water’s Edge 2000 18 52.59 18 Completed 

Total  416  116 9 

Source:  Town of Charlton 
Note: Please also see Chapter 6, Open Space and Recreation, for detail on the provision of open space in any conservation 

subdivisions mentioned above. 
 

According to the Charlton Build-Out Analysis prepared by CMRPC in 2001 and 
reported in the 2004 Community Development Plan, there are 17,754 developable 
acres remaining in Charlton. Given existing zoning bylaw minimum lot size 
requirements and environmental constraints, vacant residentially zoned land could 
yield 7,401 new residential lots. According to this analysis, if all of these lots were 
developed it would mean 20,578 additional residents in town, of whom 6,069 would 
be students. Table 6 provides a summary of residential build-out related data. Based 
on the population projections contained in Table 1, there does not appear to be a 
danger of exhausting the supply of developable land at any time in the foreseeable 
future. 
 
Table 3-11 
Charlton Residential Build-Out Statistics 
 

Developable Acres 17,754 
Residential Lots 7,401 
New Residents 20,578 
New Students 6,069 

Source:  CMRPC, as provided in 2004 Charlton Community Development Plan 
Notes: 1. The number of “Residents” at buildout is based on the persons per 

household figure derived from the 1990 U.S. Census. 
 2. The number of “School-Age Children” at buildout is based on a 

student per household ratio taken from 1990 U.S. Census. 

Housing Affordability 

As of May 1, 2007, Charlton has an inventory of 52 affordable housing units that 
qualify under the Commonwealth of Massachusetts Chapter 40B regulations, 
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reported on the Department of Housing and Community Development’s (DHCD) 
subsidized housing inventory (SHI). These units represent only 1.3 percent of the 
town’s total housing stock. This is a decrease of 0.6 percent from 2000.  
 
Charlton is far from being able to meet the Chapter 40B goal of providing 10 percent 
of its housing stock as affordable; Charlton needs to produce approximately 335 
qualifying affordable housing units (without building any market-rate housing) to 
meet the 10 percent goal. As mentioned above under population projections, an 
estimated 424 housing units will need to be produced to meet Charlton’s projected 
population growth by 2010.  Assuming the number of housing units in Charlton 
rises to nearly 4,500 to accommodate new growth, approximately 400 affordable 
housing units will need to be produced. Essentially, 94 percent of the housing 
produced in Charlton should be qualifying affordable units.  

�„   

Household Income 

Charlton’s median household income has risen by 48 percent since 1989, which is 
10 percent faster than the statewide median household income (see Table 3-12). As a 
result the town has moved up nearly 40 places in the statewide rank of income 
among the 351 cities and towns.  
 
Table 3-2 
Median Household Income 
 
 1989 1999 % Change 

MA $36,592 $50,502 38% 

Charlton $42,461 $63,033 48% 

    

State Rank (of 351) 142 104  

% of State Average 114.9% 124.8%  

Source: 1990 and 2000 U.S. Census 

 
Median family income is used by the state and federal governments as the baseline 
for the determination of housing affordability, with incomes determined on a 
regional basis. Charlton is included in the Boston Metropolitan Area and the 
Worcester Primary Metropolitan Area. The 1999 median family income in the 
Worcester Primary Metropolitan Area was $58,737, approximately $11,000 less than 
the median family income in Charlton ($70,208). Under guidelines set up by the 
Federal Department of Housing and Urban Development (HUD), families with 
incomes at 30 percent or less than the regional median are considered extremely low 
income; those below 50 percent are considered very low income; while those below 80 
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percent of median are considered low income.2  HUD adjusts the median family 
income each year for inflation and family size.  For the current year (2007), the 
regional median family income for the Worcester MA HMFA3 is $72,800, an increase 
of nearly 24 percent over the 1999 regional median family income, with the 
following eligibility limits:4 
 

Extremely Low Income (30%): $21,850 
Very Low Income (50%): $36,400 
Low Income (80%):  $58,250 

�„   

Affordability 

As described in the Town’s 2004 Community Development Plan (CDP), the median 
family affordable purchase price for a new home in the Worcester PMSA was 
$246,000 according to DHCD’s Housing Certification Program. Approximately 43 
out of 61 units (about 60 percent) created in Charlton met the affordable criteria in 
2000. The CDP suggested the Town should try to maintain this balance; the Town’s 
short-term numerical goal for total housing unit production was a minimum of 42 
housing units per year, and 60 percent or 25 units should meet the affordable 
purchase price.  Compared with the town’s historical housing production, which 
has averaged 88 units per year since 1986, 42 units per year sets a low expectation 
for housing production. 
 
The Town currently has a relatively low mix of rental units (17 percent) in 
comparison to similar communities and should strive to increase or at a minimum 
maintain this balance. Out of the additional 424 total units projected to be produced 
by the year 2010, more than 72 units (17 percent) should be rental units. 
 
The CDP’s Housing Assessment and Analysis indicated that much of the housing 
stock in Charlton is relatively affordable. However, only 1.3 percent of the Town’s 
housing stock counts towards the Commonwealth’s Subsidized Housing Inventory. 
As mentioned before, the Town’s percentage of qualifying affordable housing has 
decreased in the past seven years and the Town is “losing” affordable housing units. 
More likely, the Town is gaining more market-rate housing units than affordable 
units. While this is not unusual for a community like Charlton, there is a shortage of 
affordable rental units for poverty and low-and moderate-income groups. 
Furthermore, the Town’s elderly population is growing. The Town should make a 
good faith effort to increase the supply of these affordable units. 

  
2  HUD’s Income Limit Categories have changed. In earlier years families with incomes at or below 30% were 

considered Very Low Income, 50% was considered Low Income and 80% was considered Moderate Income. 
3  HMFA stands for Housing and Urban Development (HUD) Metro FMR Area. 
4  Because of HUD’s new reliance on the American Community Survey (ACS) in the estimation process as compared 

to the General Census, comparisons between FY2006 HUD median family incomes and FY2007 median family 
incomes are not entirely valid as indicators of local median family income changes. Although the ACS will detect real 
changes in local median family incomes since the 2000 Census, the ACS also is known to provide generally lower 
estimates of incomes than the 2000 Census, and HUD's FY2007 median family income estimates reflect that 
difference. See www.huduser.org/datasets/il/index_mfi.html for more information. 
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As mentioned earlier, the 2006 median single-family home sales price in Charlton 
was $265,000 and the median condominium sales price was $192,500. Using the 
HUD 2007 area median income ($72,800) for the Worcester HMFA, of which 
Charlton is included, the analysis below shows that affordability gap in Charlton is 
relatively small. 
 
Below is an affordability gap analysis that uses an average single-family tax bill 
dollar amount of $2,251 annually or $188/month and the HUD area median family 
income of $72,800.  
 

Median Family Income (2007) $72,800 
  

Monthly Income $6,067 
30% of Monthly Income $1,820 

Less Average Tax Bill (Monthly)5 & 
Less Average Homeowner Insurance (Monthly)6 $288 

  
Amount Available for Monthly Payment $1,532 

 
Residents who earn the median family income as defined by HUD can afford to 
purchase a single family home priced at $229,000 with a 5 percent downpayment on 
a 30 year fixed interest rate loan at 6.5% interest.7  There is an affordability gap of 
$36,000 for a single family home and the median condominium sales price in 
Charlton is affordable for those earning the median family income. The gap 
increases for those earning less than median income; however this cursory analysis 
indicates that housing cost is not a prohibitive obstacle to entering the Charlton 
housing market. However, the community still needs to increase its supply of 
affordable units to get closer to 10 percent on the SHI. 

Housing Recommendations 

 

�„   

Goals for Housing Element 

1. Retain Charlton’s rural character.  
2. Consider ways to slow residential growth.  

  
5  Average Single Family Tax Bill, accessed on yourtown.boston.com, Charlton, on June 7, 2007. 
6  It was assumed that home or condominium owners would pay at least $100/month for insurance. 
7  The overall analysis was meant to be basic and multiple external factors were not taken into consideration. The point 

is to show the affordability gap in Charlton under the most general assumptions and using the most basic information 
available. The ultimate figure was calculated using Freddie Mac’s mortgage calculator tools, accessed at 
www.freddiemac.com/corporate/buyown/english/calcs_tools/ on June 7, 2007. 
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3. Provide a wide range of housing opportunities: 
a. rural homes in landscape settings; 
b. homes for seniors that meet their changing needs and resources; and 
c. homes for families, singles, young people starting out, and others with 

varied needs, resources, preferences. 
4. Increase the provision of affordable housing to low- and moderate-income 

households (ties into goal above, of providing a wide range of housing). [NEW] 

�„   

Goals, Strategies and Actions 

[PLACEHOLDER] 


