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Town of
Bel Air
10,681
4,733
2.21

Harford County

5,291
13,172

126,964
71,270

$60,178

$74,713

$31,771
42.9
$297,801

$32,255
38.4
$337,402

Population
Households
Average Household
Size
Labor Force
At Place Employment
Median Household
Income
Per Capita Income
Median Age
Median Home Value

249,753
92,446
2.68

Source: ESRI Business Solutions

Retail Market
Town of Bel Air Retail Market Summary
Existing Inventory
2.8 million
Vacancy
0.9%
Average Rate PSF
$17.13
Projected Demand
207,300—438,100
(SF) 2008-2018
Target Users
Small format grocery store
Full-service / sit-down dining
establishments
Specialty retail/boutique stores
Clothing and clothing
accessories

Lodging Market

Office Market
Town of Bel Air Office Market Summary
Existing Inventory
Vacancy

1.4 million
3.2%

Average Rate PSF

$15.80

Projected Demand (SF)
2008-2018
Target Users

305,700—374,200

Demographic/ Economic
Snapshot
Public administration
Healthcare / medical
Finance and banking
Professional services
Military / BRAC – related
supportive services

Implementation Strategies

Recommended Hotel Positioning Strategy – Bel Air
Type

Upscale

Potential Flags

Hilton Garden Inn, Four Points,
Hyatt Place, Courtyard by Marriott

Size

90-120 rooms

Meeting Space

3,000-6,000 square feet

Amenities

Primary Demand
Drivers

Full services restaurant
Business center
Recreation facility
Special events (e.g. weddings)
Group tourism (e.g. local and
regional sporting events)
Business traveler (non-military
related)












Expand Town Marketing Resources
Focus on Bringing New Residents Downtown
Form an Arts & Entertainment Cluster
Provide Entrepreneurial Support with a Business Incubator
Outreach to Property Managers and Property
Owners
Formalize Economic Development as a Key
Department
Build Relationships with Retail Brokers
Capitalize on BRAC Related Growth
Retain County Entities Downtown and Promote
Consolidation
Expanded Special Events Programming

Executive Summary— Town of Bel Air Market Study

Demographic & Economic Profile (2008)

Town of Bel Air Commercial Market Study

1.0 Introduction
1.1

Overview

The Town of Bel Air (Town) is the governmental and commercial center for Harford
County. Located 23 miles north of Baltimore, the Town provides a high quality of life for
its residents and employees that taps into its physical and cultural assets.
Over the past decade the Town has experienced growth in population, services and
community development. The Town’s continued projected population growth and
proximity to Baltimore City and County, along with an upward trend in household income,
development activity and recreational and cultural amenities place the Town in an
enviable position to capitalize on a prime geographic location and a viable, growing
market. Furthermore, BRAC-related activity at Aberdeen Proving Ground (APG) over the
next ten years will impact future housing, retail, office and infrastructure development
activity in the Town and County at large.
As indicated in the Town’s Comprehensive Plan, the Town will focus on retaining and
expanding its role as an economic, cultural, governmental, medical and social center in
the County with major emphasis placed on fostering big city vibrancy while retaining small
town charm. The challenge will be how to appropriately plan for this future growth and
best position the Town to encourage economic prosperity while retaining and recruiting
business development. This report will provide a foundation for planning for this future
growth.

1.2

Study Purpose

The Town of Bel Air (Town) engaged Basile Baumann Prost Cole and Associates, Inc.
(BBPC) to provide professional services for the development of a commercial market
analysis to assist the Town in developing economic development and revitalization
strategies in conjunction with preserving and enhancing the existing character of the
Town.
The long term goals of the project are to promote downtown Bel Air as a government,
financial, cultural and retail center with appropriate support businesses, such as
restaurants and specialty shops, and to increase the viability of the current downtown
business and retail community while encouraging expansion and providing opportunities
for attracting new targeted businesses.
The study area includes the municipal boundaries of the Town, which includes three
defined commercial districts – Downtown/Historic, Route 1 and Route 24. This includes a
mix of governmental, office, restaurants, retail and specialty shops in a traditional “Main
Street” setting in the historic downtown area; commercial “strip” uses such as automobile
sales and services, banks and fast food restaurants along the Route 1 corridor; and the
Town’s shopping core for big box stores, a mall and other national chain retailers along
the Route 24 corridor.
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1.3

Work Completed

To complete the Town of Bel Air Market Study, BBPC undertook a series of key tasks,
which included:










1.4

Kickoff meeting to: refine project goals and objectives, confirm project
expectations and work plan; identify key stakeholders to be interviewed; receive
all available documents and other materials from the Town; and discuss previous
work and plans
Field visits to the study area and Greater Bel Air region
Stakeholder interviews with representatives from local government agencies,
business and property interests, real estate firms, economic development
organizations, and others
Evaluation of key demographic and economic conditions and trends in Bel Air
and surrounding market areas to identify factors influencing the retail, office and
hotel markets
Analysis of current conditions, trends and potential market capture in retail, office
and hotel industry for the Town and study areas
Implementation strategies to assist the Town in the marketing of development
and business opportunities for retail, office and lodging space

Report Organization

The report is organized into six sections. These sections include:
Section 1
Section 2
Section 3
Section 4
Section 5
Section 6

1.5

Introduction
Economic and Demographic Overview
Office Market Analysis
Retail Market Analysis
Lodging Market Analysis
Implementation Plan

Participating Stakeholders

This report was informed by the insight of a variety of stakeholders. Individuals that lent
their time and expertise to this project included the following:
Carol L. Deibel, Town of Bel Air, Department of Planning and Community Development
Trish Heidenreich, Town of Bel Air, Department of Planning and Community Development
Robert Syphard, Town of Bel Air, Department of Planning and Community Development
William Seccurro, Harford County Chamber of Commerce
James Richardson, Harford County Office of Economic Development
Lyle Sheldon, Upper Chesapeake Medical Center
James LaCalle, Harford Community College
Lauri Altman, Harford Mall
Sallee Filkins, Center for the Visual and Performing Arts
Elizabeth Cook, Bel Air Downtown Alliance
Phil Raub, Bel Air Planning Commission
Chris Kurz, McGill Development Partnership
Eileen Frado, Harford County Office of Economic Development
Wini Roche, Harford County Tourism
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2.0 Economic and Demographic Overview
2.1

Overview

To understand the economic and market conditions in which Bel Air commercial
businesses operate, a baseline economic and demographic profile was performed which
examines existing and projected demographic and economic factors for the Town of Bel
Air and surrounding geographic areas (e.g. Greater Bel Air, Harford County).
Characteristics and trends of households and employment within these areas were then
compared to similar characteristics within the predefined broader geographies to identify
market opportunities for retail, office and hotel development within the study areas.

2.2

Analysis Areas

The study area includes the municipal boundaries of the Town of Bel Air with a focus on
the three defined commercial districts – Downtown/Historic, Route 1 and Route 24.
Exhibit 2.0: Town of Bel Air Commercial Districts

Source: Town of Bel Air Planning Department

Basile Baumann Prost Cole & Associates
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As the heart of Harford County, the Town of Bel Air is centrally located in the County and
is generally defined as bound by: Vale Road and Moores Mill Road to the north, Jackson
Blvd to the east, Route 24 and South Tollgate Road to the south, and Vale Road and
Heavenly Waters Park to the west. The Town Bel Air has a total area of 2.9 square miles
and its central location can be identified as the intersection of Main Street and Route 1.
Main commercial roadways in the Town of Bel Air include Main Street, Bond Street,
Route 1 and Route 24.
As noted, there are three primary commercial districts within the Town’s boundaries:


Downtown / Main Street District - The Downtown / Main Street District is the
government, office and financial hub for the Town. The study area comprises
Main Street and Bond Street between Eastern Avenue and Maulsby Avenue. The
Town and County’s administrative government offices, as well as, specialty retail
and office space can be found within this district. The study area includes the Bel
Air Armory now the location of the Town of Bel Air Visitors Center



Route 1 District - The Route 1 District includes property along Bel Air Road /
Route 1 between South Bond Street and Tollgate Road. This commercial “strip”
corridor is oriented towards automobile sales and service establishments, banks,
and fast food restaurants. There is ample on-site parking for customers within this
district.



Route 24 District - Located along Vietnam Veterans Memorial Highway / Route
24 between Marketplace Drive and West Ring Factory Road, the Route 24
District is Bel Air’s shopping core for big box stores and national chains. Harford
Mall is located at the intersection of Route 24 and Route 1. This district also
includes one of Harford County’s largest employers, the Upper Chesapeake
Medical Center. Several small neighborhood retail centers and various medical
offices are located along this corridor as well.

Other geographies assessed as part of this analysis include Greater Bel Air and Harford
County. Greater Bel Air includes the Town of Bel Air and surrounding immediate
suburban communities and is generally defined as bound by: Route 23 to the north,
Route 543 to the east, Wheel Road to the south and Winters Run to the west. Greater Bel
Air encompasses both various commercial uses along main corridors and residential
communities, such as North Bel Air and South Bel Air.
Harford County includes the Town of Bel Air and other populated communities including
Aberdeen, Havre de Grace, Edgewood, Belcamp, Fallston, Pleasant Hills, Joppatowne,
as well as more rural parts in the northern areas of the County. Harford County has a total
area of 86 square miles and is bound by the Pennsylvania state line to the north, the
Susquehanna River to the east, Aberdeen Proving Ground and the Chesapeake Bay to
the south, and Baltimore County to the west. Major commercial roadways in Harford
County include Interstate 95, Route 1, Route 24, and Route 40.

Basile Baumann Prost Cole & Associates
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Exhibit 2.1: Harford County Map (including Greater Bel Air & Town of Bel Air)

Source: ESRI Business Solutions
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2.4

Demographic and Economic Profile

To evaluate the depth and characteristics of potential demand presented by households
and firms for commercial uses, an assessment of the demographic and economic
conditions of the Town of Bel Air and its impacted market areas was performed.
Compared to surrounding geographies, the Town of Bel Air has:







Four percent of Harford County’s population, but 18 percent of the County’s jobs
Lower median household income ($60,178) compared to County ($74,713)
Smaller average household size (2.2 people per household) compared to County
(2.7)
Older population (median age of 42.9) compared to County (38.4)
More at-place employees (13,172) than households (4,733)
More affordable home values ($297,801) compared to County ($337,402)

Exhibit 2.2: Demographic & Economic Profile (2008)
Town %
of
Town of
Greater
Harford
Greater
Bel Air
Bel Air
County
Bel Air
Population
10,681
58,568
249,753
18%
Households
4,733
21,900
92,446
22%
Average Household Size
2.21
2.64
2.68
84%
Labor Force
5,291
30,334
126,964
17%
At Place Employment
13,172
21,452
71,270
61%
Median Household Income
$60,178
$79,849
$74,713
75%
Per Capita Income
$31,771
$36,122
$32,255
88%
Median Age
42.9
39.3
38.4
109%
Median Home Value
$297,801 $361,541 $337,402
82%

Town %
of
Harford
County
4%
5%
82%
4%
18%
81%
98%
112%
88%

Source: ESRI Business Solutions

Town of Bel Air residents are older when compared to Greater Bel Air and Harford
County. 22 percent of Town residents are school age (less than 20 years old compared to
28 percent for the Greater Bel Air area and the County. In addition, residents aged 65+
represent 19 percent of the residents in the Town of Bel Air compared to 11 percent in the
County as a whole.

Basile Baumann Prost Cole & Associates
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Exhibit 2.3: Age Cohort (2008)

Harford County

28%

5% 12%

32%

Greater Bel Air

28%

6% 11%

31%

Town of Bel Air

22%

0%
0‐19

6% 12%

20%
20‐24

12%

29%

40%
25‐34

12%

13%

60%
35‐54

80%

55‐64

11%

13%

19%

100%

65+

Source: ESRI Business Solutions

The average household income ($60,178) of the Town is 25 percent less compared to
Greater Bel Air ($79,849) and 20 percent less compared to the County ($74,713). More
than 25 percent of Town households earn less than $35,000 compared to 17 percent for
Greater Bel Air and the County. 22 percent of Town households earn more than $100,000
compared to 36 percent for Greater Bel Air and 30 percent for the County.
Exhibit 2.4: Households by Income (2008)
Town of Bel
Air
7%

Greater Bel
Air
4%

Harford
County
5%

$15,000 - $24,999

8%

5%

5%

$25,000 - $34,999

11%

7%

7%

$35,000 - $49,999

16%

11%

12%

$50,000 - $74,999

19%

19%

20%

$75,000 - $99,999

17%

20%

21%

$100,000 - $149,999

17%

24%

21%

$150,000 - $199,999

2%

6%

5%

$200,000 +

3%

6%

4%

<$15,000

Source: ESRI Business Solutions

A higher percentage of Town households (35 percent) earn between $35,000 and
$75,000 compared to Greater Bel Air (30 percent) and County (32 percent) households.

Basile Baumann Prost Cole & Associates
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Exhibit 2.5: Households by Income (2008)

25%
20%
15%
10%
5%
0%

Town of Bel Air

Greater Bel Air

Harford County

Source: ESRI Business Solutions

Households within the Town of Bel Air are comprised of fewer families than in
surrounding geographies, but contain a higher proportion of people over the age of 65.
On average, 59 percent are family households in the Town compared to 74 percent for
Greater Bel Air and 76 percent for Harford County. Households with persons age 65+
comprise nearly 30 percent of households in the Town compared to 22 percent for
Greater Bel Air and 20 percent for Harford County.
Exhibit 2.6: Households by Type (2000)
Family
Non-Family
Households
with Persons
65+
Town of Bel Air
Greater Bel Air
Harford County

59%

41%

29%

74%
76%

26%
24%

22%
20%

Source: ESRI Business Solutions

To identify the lifestyle characteristics and housing preferences of local residents, an
evaluation of top household tapestry segments was performed. ESRI Business Solutions
uses demographic information such as labor force characteristics, median income, age,
and spending habits to categorize neighborhoods according to a trademarked Community
Tapestry classification system.
The following table identifies the top tapestry segments in the Town of Bel Air, Greater
Bel Air and Harford County.

Basile Baumann Prost Cole & Associates
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Exhibit 2.7: Top Selected Tapestry Segments

Cozy and Comfortable
Mainstreet, USA
Up and Coming Families
Exurbanites
Midlife Junction
Retirement Communities
Boomburbs
Sophisticated Squires
In Style
0%
Harford County

10%
Greater Bel Air

20%

30%

40%

Town of Bel Air

Source: ESRI Business Solutions

The majority of residents within the Town of Bel Air represent the following tapestry
segmentations:


Retirement Communities (35%) – Retirement Communities residents who are
predominately singles who live alone and represent an older market. These residents
at the national level have a median age of 51.4 years old with 44 percent of the
households aged 65 years or older. Most residents live in multi-unit structures and
spend their free time engaging in leisure activities within their residence.



In Style (24%) – In Style residents represent professional couples who are computer
savvy and typically in a suburb of a metropolitan area. These residents are comprised
of married couple families with a slightly older median age at the national level of 40.2
years old. Known to be more educated compared to the U.S. level, the median
household income for this segment at the national level is $72,112.



Midlife Junction (21%) – Midlife Junction residents represent residents who are
phasing out their childrearing years and have a median age at the national level of
41.1 years. This market includes a variety of family types as well as singles who live
alone, however nearly half of the households are composed of married-couple
families. With retirement nearing, these residents spend their money wisely and do
not succumb to fads.
The diverse interest of these tapestry segments indicates they together demand a variety
of retail goods and services to meet their unique preferences. This demand is explored
further in the retail market analysis section.
Basile Baumann Prost Cole & Associates
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2.5

Labor and Industry

In 2008, the Town of Bel Air labor force totaled 5,290 employed residents representing
4.1 percent of overall Harford County labor force (126,964 employed residents). The
service industry dominates the labor force (47 percent) in the Town of Bel Air, followed by
the retail trade industry (12 percent) then finance, insurance and real estate (9 percent).
Exhibit 2.8: Labor Force Industry by Employment (2008)

Agriculture
Construction
Manufacturing
Wholesale Trade
Retail Trade
Transportation / Utilities
Information
Finance, Insurance, Real Estate
Services
Government
Total

Town of Bel Air
Employees Percent
11
0.2%
413
8%
402
8%
180
3%
645
12%
243
5%
101
2%
450
9%
2,460
47%
386
7%
5,290
100%

Greater Bel Air
Employees Percent
30
0.1%
2,154
7%
2,336
8%
1,122
4%
3,579
12%
1,183
4%
576
2%
2,851
9%
14,075
46%
2,396
8%
30,334
100%

Harford County
Employees Percent
381
0.3%
11,681
9%
10,411
8%
4,698
4%
15,236
12%
5,967
5%
2,285
2%
9,903
8%
54,721
43%
11,681
9%
126,964
100%

Town % of
County
2.8%
3.5%
3.9%
3.8%
4.2%
4.1%
4.4%
4.5%
4.5%
3.3%
4.2%

Source: ESRI Business Solutions

In contrast to labor force, the share of at-place employment in the services industry within
the Town of Bel Air is lower than in surrounding areas, while retail trade and governmentbased employment is higher. Generally speaking, the Town of Bel Air contains more atplace employees (13,172) than residents employed in the labor force (5,290), suggesting
the Town is a destination for in-commutes.
Exhibit 2.9: At-Place Employment (2008)

Agriculture
Construction
Manufacturing
Wholesale Trade
Retail Trade
Transportation / Utilities
Information
Finance, Insurance, Real Estate
Services
Government
Total

Town of Bel Air
Employees Percent
84
1%
272
2%
259
2%
238
2%
4,324
33%
164
1%
19
0%
1,041
8%
4,766
36%
2,005
15%
13,172
100%

Greater Bel Air
Employees Percent
325
2%
759
4%
314
1%
463
2%
7,117
33%
286
1%
42
0.2%
1,976
9%
8,125
38%
2,045
10%
21,452
100%

Harford County
Employees Percent
1,196
2%
5,527
8%
4,155
6%
3,617
5%
21,438
30%
1,610
2%
249
0%
3,530
5%
26,333
37%
3,615
5%
71,270
100%

Source: ESRI Business Solutions
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Town %
of County
7.0%
4.9%
6.2%
6.6%
20.2%
10.2%
7.6%
29.5%
18.1%
55.5%
18.5%
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Retail trade and services are among the top two at-place employment categories in the
Town of Bel Air and surrounding geographies accounting for nearly 70 percent of the atplace employees in the retail and services industries in the Town of Bel Air (9,090 atplace retail and services industries employees). Other observations include: 67 percent of
the County’s apparel jobs are located in the Town, 75 percent of the County’s legal jobs
are located in the Town and more than 25 percent of the County’s health-related jobs are
located in the Town.
Exhibit 2.10: At-Place Employment - Retail & Services (2008)

Retail Trade
Home Improvement
General Merchandise Stores
Food Stores
Auto Dealers, Gas Stations
Apparel & Accessory Stores
Furniture & Home Furnishings
Eating & Drinking Places
Miscellaneous Retail
Services
Hotels & Lodging
Automotive Services
Motion Pictures & Amusements
Health Services
Legal Services
Education & Institutions &
Libraries
Other
Total

Town of Bel
Air
Employees
4,324
458
685
463
414
199
396
1,119
590

Greater Bel
Air
Employees
7,117
475
811
1,263
575
255
506
2,395
837

Harford
County
Employees
21,438
1,338
1,932
2,998
2,980
298
1,312
5,998
4,582

Town
% of
County
20.2%
34.2%
35.5%
15.4%
13.9%
66.8%
30.2%
18.7%
12.9%

4,766
8
192
403
1,485
342
679

8,125
8
254
681
2,866
375
1,137

26,333
486
1,286
2,316
5,715
458
5,452

18.1%
1.6%
14.9%
17.4%
26.0%
74.7%
12.5%

1,657
9,090

2,804
15,242

10,620
47,771

15.6%
19.0%

Source: ESRI Business Solutions

At-place employment exceeds the available labor force of residents aged 16+ within the
Town of Bel Air in the services, retail trade, government and FIRE (finance, insurance
and real estate) industries.

Basile Baumann Prost Cole & Associates
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Exhibit 2.11: At-Place Employment vs. Labor Force – Town of Bel Air (2008)

5,000
4,000
3,000
2,000
1,000
0

At‐Place Employment

Labor Force

Source: ESRI Business Solutions

2.6

Summary Conclusions

Key observations and findings from the economic and demographic profile for the Town
of Bel Air include:


Town contains 4 percent of Harford County’s population, but 18 percent of the
County’s jobs



Average household income for the Town is 25 percent less compared to Greater
Bel Air and 20 percent less compared to the County



Town has a smaller average household size compared to County



Town of Bel Air residents are older when compared to Greater Bel Air and
Harford County



As the commercial center of Harford County, the Town has three times more atplace employees than households



Town has more affordable home values compared to County



Households within the Town are comprised of fewer families than in surrounding
geographies



Service industry dominates the labor force of Town’s residents followed by the
retail trade industry then finance, insurance and real estate



Retail trade and services account for nearly 70 percent of the jobs in the Town;
55 percent of government jobs are located in the Town

Basile Baumann Prost Cole & Associates

14 | P a g e

Town of Bel Air Commercial Market Study

Key observations and findings from the economic and demographic profile for Greater Bel
Air include:


Greater Bel Air contains 24 percent of Harford County’s population, but 30
percent of the County’s jobs



Average household income for Greater Bel Air is 33 percent higher compared to
the Town



Nearly 75 percent of Greater Bel Air households are family compared to 59
percent for Town of Bel Air households



Greater Bel Air has a higher average household size compared to the Town



Greater Bel Air residents are on average younger compared to the Town



Greater Bel Air has average higher home values compared to County



Greater Bel Air has a ratio of approximately 1 job (at place employment) per
household compared to the Town that has a ratio of 2.8 jobs per household

Basile Baumann Prost Cole & Associates
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3.0 Office Market Analysis
3.1

Overview

As the seat of Harford County government, the Town of Bel Air is in a unique position as it
represents the commercial capital of Harford County. While it is important to consider how
the current economic recession may limit office market opportunities in the near term, the
growth of jobs in the County and the impact of BRAC related activity will present
opportunities for the Town and surrounding communities to capitalize on this growth.
With nearly a quarter of the office-based jobs in the County (including nearly 40 percent
of the finance and insurance related jobs), in addition to 55 percent of the County’s
government jobs, the Town of Bel Air is strongly positioned to capitalize on future growth
in employment in the County including those jobs that are projected to grow more rapidly
than others such as computer science, legal, business and finance and architecture and
engineering related fields.
With office vacancies more than twice lower than that of the County, opportunities for
office development are strong over the long term. The limited supply of quality existing
office space and the small size of this existing space is a challenge to capturing new
opportunities. While the current recession will limit opportunities in the near term, this
represents an opportune time to plan for new office opportunities and better position the
Town to capture future growth in the office market.
This analysis will examine the current market position of the Town’s office market,
including the commercial corridor districts, vis-à-vis the County and regional markets; will
outline the demand drivers for growth in the office development over the next decade and
will quantify the range of development that the Town can accommodate to capture this
growth in office demand.

3.2

Market Areas and Conditions

The Town of Bel Air is situated within the broad contexts of the Baltimore regional office
market. The Baltimore regional office market encompasses the markets surrounding
Baltimore City which include Harford, Baltimore, Carroll and Anne Arundel Counties. The
regional office submarkets most proximate to Harford County include: Cecil County,
Baltimore County East, Route 83 Corridor North, Route 83 Corridor South and Towson.

Basile Baumann Prost Cole & Associates
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Exhibit 3.0: Baltimore Regional Office Market Map

Source: CoStar

Regional Office Market
The Harford County office submarket (3.9 million square feet) represents nearly 3.6
percent of the total Baltimore regional office market (110.5 million square feet). Harford
County has lower vacancy rates (7.7 percent) than that of all surrounding geographies
and has a slightly higher quoted rental rate ($23.04 per square foot) than the Baltimore
regional office market ($22.32 per square foot).

Basile Baumann Prost Cole & Associates
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Exhibit 3.1: Selected Regional Office Market Overview (2008 3Q)
Existing Inventory
Vacancy
YTD
Under
Deliveries Construction
#
Total GLA
Total SF
%
(SF)
(SF)
Bldgs

Market / Submarket

Harford County
Baltimore County East
I-83 North Corridor
I-83 South Corridor
Towson
Baltimore Regional
Office Market Total

459
356
174
124
281
4,625

3,984,043
3,291,803
6,243,658
2,989,409
7,601,325
110,550,810

303,590
491,263
703,429
265,687
848,740
13,756,411

7.7%
14.9%
11.3%
8.9%
11.2%
12.4%

53,799
0
0
0
44,514
2,193,566

189,000
144,552
150,000
8,900
0
2,747,099

Source: CoStar

8,000,000

16%

7,000,000

14%

6,000,000

12%

5,000,000

10%

4,000,000

8%

3,000,000

6%

2,000,000

4%

1,000,000

2%

0

0%

Vacancy (%)

Square Feet (SF)

Exhibit 3.2: Selected Regional Office Market Overview (2008 3Q)

Harford Baltimore I‐83 North I‐83 South Towson
County
County Corridor Corridor
East
Existing Office (SF)

Vacancy (%)

Source: CoStar

Key Observations
In 2008, conditions and trends in the Town of Bel Air, Harford County and the Baltimore
region are moderately favorable for office development in key industries. Trends indicate
there may be limited near term opportunities in the office market in Harford County
primarily due to BRAC related growth. Key current conditions and near term trends in
these office markets include:



35 percent of the total office square feet (1.4 million square feet) in Harford
County is within the Town of Bel Air
45 percent (630,000 square feet) of the office space in the Town is located in the
Downtown / Main Street corridor district

Basile Baumann Prost Cole & Associates
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Harford County’s office inventory is mainly comprised of Class B office space,
which accounts for 53 percent or 2.1 million square feet of the county’s total office
inventory.
The Harford County office submarket (3.9 million square feet) represents 3.6
percent of the total Baltimore regional office market (110.5 million square feet)
Exhibit 3.3: Bel Air and Harford County Office Market Snapshot
Existing Inventory
Vacancy
# of
Buildings

Total SF
Vacant

Total %
Vacant

Average
Rate

26,893

4.3%

$16.51

Downtown/Main Street Corridor

87

Existing
Rentable
Building Area
629,543

Route 1 Corridor

5

146,562

0

0.0%

-

Route 24 Corridor

3

117,390

0

0.0%

$16.50

117

507,803

17,795

3.5%

$14.68

Town of Bel Air (Total)

212

1,401,298

44,688

3.2%

$15.80

Harford County

459

3,984,043

307,550

7.7%

$23.04

% Town of County

46%

35%

15%

Other Town of Bel Air

Source: CoStar

Inventory
The Town of Bel Air contains 35 percent of the County’s office space, with nearly 50
percent of that inventory located along the Downtown / Main Street corridor district.
Compared to Harford County, the Town of Bel Air has:




1.4 million square feet of existing office space representing 35 percent of the total
office square feet in Harford County
Significantly lower vacancy than Harford County (3.2 percent compared to 7.7
percent for the County)
Lower rental rates ($15.80) compared to the County ($23.04)

The following observations were made regarding the distribution of existing office square
feet in the Town of Bel Air:




45 percent (629,543 square feet) of the office space in the Town is located in the
Downtown / Main Street corridor
36 percent (507,803 square feet) of the office space in the Town can be found
outside of the three commercial corridor study areas
Limited office space exists in the Route 1 (11 percent of Town or 146,562 square
feet) and Route 24 (8 percent of Town or 117,390 square feet) corridors districts

Basile Baumann Prost Cole & Associates
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Exhibit 3.4: Town of Bel Air – Existing Office Space (Square Feet) - 2008

507,803
36%

629,543
45%

Downtown / Main Street Corridor
Rt. 1 Corridor
Rt. 24 Corridor
Other Town of Bel Air

117,390
146,562
8%
11%

Source: CoStar

Of the 20 largest office buildings in the Town, only one (658 Boulton Street at 106,000
square feet) is larger than 100,000 square feet. 70 percent of the existing office space in
the Town is less than 30,000 square feet in size.
Exhibit 3.5: Selected Largest Office Buildings – Town of Bel Air

4

11

17
12

8

3
7

16 19
13 9 20
14

6

5
10

18
1
2

15

1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20

Largest Office Properties
Town of Bel Air
Address
Square Feet
658 Boulton St
106,000
602 S Atwood Rd
91,962
102 S Hickory Ave
74,842
200 N Main St
64,000
260 Gateway Dr
38,016
212 Bond St
29,679
101 S Main St
29,000
120 Hays St
25,173
115 Fulford Ave
25,000
202 Blum Ct
21,667
139 N Main St
21,600
45 S Main St
20,354
100 Fulford Ave
18,704
321 S Main St
18,200
620 W MacPhail Rd
18,000
39 Churchville Rd
16,000
11-15 S Main St
15,000
620 Boulton St
14,000
112 Fulford Ave
12,880
111 Fulford Ave
12,177

Source: CoStar

Basile Baumann Prost Cole & Associates

20 | P a g e

Town of Bel Air Commercial Market Study

Harford County’s office inventory is mainly comprised of Class B office space, which
accounts for 53 percent or 2.1 million square feet of the county’s total office inventory.
Class B office space can be described as buildings that generally qualify as a more
speculative investment, and as such, command lower rents or sales prices compared to
class A properties. Quoted rental rates and vacancy levels for Class A office space in
Harford County is higher than that of Class B and Class C.

Class A
Class B
Class C
Total Office Market

Exhibit 3.6: Office Inventory by Type (2008 3Q) - Harford County
Existing Inventory
Vacancy
YTD
Under
Deliveries
Construction
#
Total GLA Total SF
%
(SF)
(SF)
Bldgs
15
633,472
88,027
14.5%
0
189,000
237
2,104,199 182,353
8.7%
53,799
0
207
1,246,372
33,210
2.7%
0
0
459
3,984,043 303,590
7.7%
53,799
189,000

Source: CoStar

Exhibit 3.7: Office Inventory by Type (2008 3Q) – Harford County

633,472 , 16%
1,246,372 , 31%
Class A
Class B
Class C
2,104,199 , 53%

Source: CoStar

3.3

Sources of Demand

Employment growth in office-based industries – through both recruitment of new firms as
well as expansion of existing firms – generally drives opportunities for the development of
new office space. Based on this assumption, an evaluation of job growth forecasts for the
metropolitan area and Harford County was performed in order to assess future office
development opportunities in the Bel Air commercial corridors.
As projected by the Maryland Department of Labor, office-based employment in the
Harford / Cecil County Workforce Investment Area is projected to grow at a compound
annual growth rate of 3.2 percent a year through 2014, from 36,315 in 2004 to 49,613 in
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21 | P a g e

Quoted
Rate (SF)
$24.73
$22.62
$21.12
$23.04

Town of Bel Air Commercial Market Study

20141. The most rapid growth in jobs is anticipated in the fields of computer science (5.1
percent growth per year), legal (5 percent growth per year), business and finance (4.9
percent growth per year), architecture and engineering (4.8 percent growth per year) and
management (3.2 percent growth per year).
Exhibit 3.8: Projected Growth in Office Employment by Industry Sector
Harford / Cecil County, 2004-2014
Projected
Total
Employment
CAGR - Compound
Employment
Employment
(2004)
Annual Growth Rate
(2014)
Change
Management
5,915
8,108
2,193
3.2%
Business and Finance
4,670
7,505
2,835
4.9%
Computer Science
2,300
3,790
1,490
5.1%
Architecture and Engineering
4,915
7,845
2,930
4.8%
Legal
410
665
255
5.0%
Office and Administration
18,105
21,720
3,615
1.8%
Total

36,315

49,633

13,318

3.2%

Source: Maryland Department of Labor - Harford & Cecil County Occupational Projections 2004-2014

Assuming the growth rates identified for the 2004-2014 period continue through 2018 (3.2
percent per year), Harford County’s estimated 11,552 office-based jobs in 2008 would
increase by 4,237 jobs over the next 10 years and would result in total at-place
employment of 15,789 jobs. Likewise, assuming the 2,607 estimated office-based jobs in
the Town of Bel Air in 2008 would increase by the same growth rate of 3.2 percent a year,
the Town would employ approximately 3,563 office-based jobs in 2018, an increase of
956 between 2008 and 2018.
Exhibit 3.9: Projected Office SF by Industry Sector - Harford County & Town of Bel Air (2008 - 2018)

662
2,024
1,804
5,168

905
2,766
2,466
7,063

243
742
662
1,895

277
767
220
994

379
1,048
301
1,359

102
281
81
365

Town
of Bel
Air as
% of
County
42%
38%
12%
19%

1,894
11,552

2,589
15,789

695
4,237

349
2,607

477
3,563

128
956

18%
23%

At-Place
Employment
(2008)
Information
Finance and Insurance
Real Estate, Rental & Leasing
Professional, Scientific & Tech
Services
Administrative
Total

Harford County
At-Place
Total
Employment Employment
(2018)1
Change

At Place
Employment
(2008)

Town of Bel Air
At-Place
Total
Employment Employment
(2018)2
Change

Source: ESRI Business Solutions
1,2

Assumes a CAGR of 3.2 percent

1

Maryland Department of Labor employment projections do not take into consideration BRAC
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3.4

Potential Market Capture

For the potential market capture analysis, estimated low-case, mid-case and high-case
market scenarios were provided. The mid-case scenario is considered the baseline
assumption which is based off current market trends. The low market scenario assumes a
challenging market and represents a 20 percent decrease from the mid-case / baseline
scenario. Conversely, a high market scenario assumes strong market conditions and
represents a 20 percent increase from the mid-case / baseline scenario.
Baseline Office Employment
Between 2008 and 2018, office job growth in Harford County is expected to demand an
additional 4,237 jobs. Assuming the Town of Bel Air continues to capture 23 percent of
the Harford County office jobs, the Town would capture 956 additional jobs between 2008
and 2018, which would result in demand for approximately 219,898 square feet of office
space (based on the average office-based employee in the Metropolitan Baltimore region
of 230 square feet per employee).
Exhibit 3.10: Projected Office Employment Demand (2008-2018)
Projected Harford County Office Growth
4,237
(2008-2018)
Town of Bel Air Existing Share of Office Jobs
23%
LowMidHighcase1
case
case2
Town of Bel Air Office Job Demand
860
956
1,051
Town of Bel Air Projected Office Demand (SF)
197,908 219,898
241,888
1

10% below Mid-case

2

10% above Mid-case

Depending on future market conditions alternative low-case, mid-case and high-case
scenarios were provided. The alterative low-, mid- and high- case scenarios are based on
the baseline scenario which estimates 219,898 square feet of office space is projected in
the Town of Bel Air between 2008 and 2018. The low case scenario assumes a
challenging office market and represents a 10 percent decrease from the mid-case /
baseline scenario which results in 197,908 square feet of office space demanded in the
Town of Bel Air, respectively. Conversely, the high case scenario assumes stronger
market conditions where the Town captures a greater share of the County share and
represents a 10 percent increase from the baseline scenario which results in 241,888
square feet of office space projected in the Town.

BRAC-Related Office Employment
The potential for new office space may also be provided by the addition of new jobs
related to BRAC and Aberdeen Proving Ground’s expansion that could provide additional
demand for office space in the Town of Bel Air.
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BRAC-related military expansion at Aberdeen Proving Ground is projected to add
approximately 10,560 off-base BRAC-related jobs to Harford County which takes into
account contractor-tail (e.g. off-base defense related contractors), indirect and induced
employment. Assuming 66 percent of the 10,560 BRAC-related jobs will be office jobs,
Harford County is projected to generate 6,926 office-related BRAC jobs between 2008
and 2018.
With each office employee demanding an average of 230 square (average office-based
employee in metropolitan Baltimore), the addition of 6,926 BRAC-related office jobs in
Harford County will generate approximately 1.5 million square feet in office space.
Of the 1.5 million square feet of office space generated by BRAC-related office jobs in
Harford County (off-base), the Town of Bel Air is projected to capture between 5 to 15
percent of the demand related to each respective job category (contractor-tail, indirect,
induced). Based on the estimated capture rates, an estimated 120,354 square feet of
office space from BRAC-related office employees between 2008 and 2018 could be
demanded.
Exhibit 3.11: BRAC-Related Office Demand (2008-2018)
Contractor- Indirect Induced
Tail
Harford County Employment1
% Office Employment2
Estimated Office Employment
Employee / Square Feet3
Estimated Office Demand (Midcase)
Estimated Town of Bel Air Capture
Estimated Demand Town of Bel Air

Total

5,604
92%
5,156
230
1,185,806

1,436
78%
1,126
230
258,940

3,520
18%
644
230
148,157

10,560

1,592,903

5%
59,290

15%
38,841

15%
22,223

120,354

6,926

1

Sage Report - Aberdeen Proving Ground BRAC Impacts on Seven Jurisdictions
Sage Report - Aberdeen Proving Ground BRAC Impacts on Seven Jurisdictions
3
CoStar - Baltimore Regional Employee / Square Feet
2

A mid-case / baseline scenario is projected to generate 1.5 million square feet of BRACrelated office space in Harford County between 2008 and 2018, while the Town of Bel Air
could capture 120,354 square feet of that space. The low case scenario would project 1.4
million square feet of BRAC-related office space of which 108,318 square feet could be
captured in the Town of Bel Air. A high case scenario would generate 1.7 million square
feet of which 132,389 could be captured in the Town.
Exhibit 3.12: Projected Allocation of BRAC-Related Office Demand
2008-2018
LowMid-case
Highcase1
case2
Harford County Office Demand (SF)
1,433,612 1,592,903 1,752,193
Town of Bel Air Office Demand (SF)
108,318
120,354
132,389
1

10% below Mid-case

2

10% above Mid-case
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3.6

Target Users / Summary

While the current economic climate is anticipated to limit office development activity in the
near term, as the economy improves and the full impact of BRAC begins to settle, more
expansion opportunities and attractive options for businesses wishing to relocate or
expand will become available.
A positive regional real estate environment (e.g. Harford County and Baltimore regional
office market), projected employment growth, the influence of BRAC and a supportive
public sector all increase the potential to attract office space users to the Town of Bel Air
and specifically within the commercial corridor districts.
The amount of potential job growth and associated space within the Town will be
dependent on a number of factors, including but not limited to: demand for office space by
user type, absorption of existing space, competitive facilities in the County and the region,
strength of office market locally, regionally and nationally and the marketing/promotion of
available sites. A summary of projected demand in office space by the two primary
demand drivers within the Bel Air commercial corridor districts is outlined below.
Exhibit 3.13: Town of Bel Air Projected Office Demand (SF)
2008-2018
LowMidHighcase
case
case
Baseline Job Growth
197,408
219,898
241,888
BRAC-Related Job Growth
108,318
120,354
132,389
Total
305,726
340,252
374,277

Preferences in terms of property type, size, land area and other characteristics can vary
by industry. In the Town of Bel Air, a variety of industries occupy office space, but key
growth industries in the area include:






Public administration
Healthcare / medical
Finance and banking
Professional services / technical services
Military / BRAC – related supportive services

These industries share many preferences – the desire to locate near a highly educated
local workforce and to locate within clusters of industries offering similar products and
services being among the top. One of the emerging key building trends desired by these
industries include green building design (e.g. LEED certified) which is attractive for a
variety of reasons, including enhancement of corporate image (in fact, many corporations
are now requiring new buildings be LEED certified), economic savings, healthy
workplace, and environmental responsibility. Features may include:





Green roofs
Passive heating and cooling
Pervious materials for parking lots
Efficient water systems

Basile Baumann Prost Cole & Associates



Location within mixed-use environments
– offering workers the chance to walk to
retail shops, restaurants and housing
options
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Enhanced indoor environmental quality
Non-toxic and sustainable materials
Reuse of materials (including historic
properties)
Access to regional networks
Location near cultural and recreational
offerings





Proximity to retail goods and services
available to cater to employees during
the day
Creative and inspiring architecture
(including rehabilitated historic spaces as
well as state-of-the-art new spaces

For large employers, these include buildings in the range of 100,000 up to 300,000
square feet. For emerging pharmaceutical and information technology companies, flexible
space configurations are popular (which allow initial occupancy of smaller spaces in the
range of 2,500 to 5,000 square feet, with potential to expand into larger spaces if rapid
company growth occurs).
The Town of Bel Air offers potential to build a more attractive environment to appeal to
firms in these key growth industries. Individual developers can play an important role in
this enhancement by renovating existing multistory buildings or building high-quality,
green buildings that feature retail and even residential uses in addition to modern office
space. Public sector actions can also improve the area’s appeal by codifying, as
appropriate, building, parking and streetscape requirements that will optimize the area’s
aesthetic potential.
Exhibit 3.14: Bel Air Office Market Summary
Strengths


Seat of County and local
government



Supportive retail/entertainment
uses in Town for employees



Constraints


Limited in-fill/vacant land
available to develop within
commercial corridor districts



Current economic recession
provides opportunities to plan for
office in the future



Office competition along I-95
and Route 40 corridors (will
capitalize on most of future
BRAC related office growth)



Capitalize on companies that do
business with County and local
government



Increased niche office demand as
a spin-off of BRAC related growth
(e.g. supportive services such as
attorneys, accountants, etc.)



Continue to promote Town as a
“Great Place to Work, Live and
Play”



Work with existing property and
business owners interested in
redeveloping and/or expanding to
mixed use development (e.g.
office on top of retail)



Promote opportunities for officerelated incubator/R&D space



Capitalize on medical support
office opportunities

Low vacancy rate in Town
shows strength of office market
compared to County




Opportunities

Lower lease rates than other
surrounding markets which
provide ease of entry for new
firms into the market

Existing office inventory in
small sizes (e.g. 2,000 – 7,000
square feet) challenges
expansion opportunities or for
businesses that would larger
space



Lack of Class A office space in
Town



Limited parking along the
Downtown / Main Street
corridor



Near term economic conditions
limit demand in the near-term
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4.0 Retail Market Analysis
4.1

Overview

As the Town of Bel Air is the retail center of Harford County and located just minutes from
Interstate 95, it is in a unique and advantageous position to capture a strong share of the
retail growth associated with growth in new households and jobs including those related
to BRAC in the County. The Town of Bel Air has several of Harford County’s largest retail
centers including the only mall (Harford Mall), Bel Air Town Center, and Bel Air Plaza.
The Town has three distinct commercial areas: Downtown/Main Street Corridor District,
Route 1 Corridor District and Route 24 Corridor District. Each of these three areas are
distinct in the types of uses, character, historical significance, recent development activity
and trends.
The Downtown/Main Street Corridor District is the historical downtown of Bel Air and
contains an eclectic range of retail uses. The area contains a variety of boutique shops,
restaurants and entertainment options. The downtown area is the heart of downtown, the
area with the most sense of place. The Bel Air Reckord Armory is located on the north
side of Main Street and is the location of the Town’s visitor center (and in the future will
function as the official Town plaza for outdoor community gathering and activities). The
Bel Air Downtown Alliance focuses on promoting the area through special events (e.g.
First Fridays), branding and other activities to attract new business.
The Route 1 Corridor retail is oriented towards automobile sales and services, banks and
national fast food restaurant chains. During the past few years some limited retail has
developed. Property is individually owned and buildings are of varying styles and
setbacks. A June 2005 study entitled “Route 1 Corridor Economic Revitalization Strategy”
highlights a vision for transforming the corridor into a pedestrian-friendly mixed use urban
street.
The Route 24 Corridor is the Town’s center for big box shopping and is anchored by
Harford Mall, the County’s only enclosed mall. In 2007, Harford Mall completed a $20
million renovation of its facility into a “Lifestyle Center” type to attract and retain patrons
looking for a Main Street-style type of experience. The retail space here had no vacancy
as of November 2008 and is performing strongly.
This assessment will examine the existing retail market in the Town of Bel Air and Harford
County and will estimate a range of demand for retail space based on the future growth of
target market segments (e.g. households within a defined market area, Town employees
and the impact of BRAC-related households). A summary of targeted users and the retail
market’s strengths, challenges and opportunities will be provided.
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4.2

Market Areas & Conditions

The Town of Bel Air is situated within the broad contexts of the Baltimore regional retail
market. The Baltimore regional retail market encompasses all the land in central
Maryland including Harford, Baltimore, Carroll and Anne Arundel Counties. Within the
Baltimore regional market, there are a total of 30 submarkets. The graphic below shows
the entire Baltimore regional market and each submarket.
Exhibit 4.0: Baltimore Regional Retail Market Map

Source: CoStar

Trends in regional markets influence the potential for retail development in the Town of
Bel Air. Each of the surrounding submarkets in the Baltimore region have been analyzed
to ascertain past trends and future outlook.
Basile Baumann Prost Cole & Associates
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Regional Retail Market
The Harford County retail submarket (10.2 million square feet) represents nearly 10
percent of the total Baltimore retail market (105.8 million square feet). Vacancy rates and
quoted rental rates of retail space in Harford County are comparable to the Baltimore
regional retail market and are slightly lower than other neighboring competitive
submarkets.
Construction and delivery data for third quarter 2008 showed that competing submarkets
have very little development activity, if any. Harford County’s pipeline remains active
representing 4 percent of both deliveries and under construction projects in the Baltimore
regional retail market.
Exhibit 4.1: Selected Regional Retail Market Overview (2008 3Q)
Existing Inventory
Vacancy
YTD
Under
Deliveries Construction
Market / Submarket
#
Total GLA
Total SF
%
(SF)
(SF)
Bldgs
Harford County
645
10,165,383
486,176
4.8%
21,524
87,616
Baltimore County East
671
15,245,072
767,227
5.0%
47,330
18,616
I-83 North Corridor
166
3,338,664
69,891
2.1%
0
0
I-83 South Corridor
134
2,367,452
227,217
9.6%
0
0
Towson
296
5,550,188
192,687
3.5%
0
11,809
Baltimore Regional
5,938 105,817,830 1,996,002
4.7%
576,344
2,195,307
Retail Market
Source: CoStar

Exhibit 4.2: Selected Regional Retail Market Overview (2008 3Q)

12%

18,000,000

10%

14,000,000

8%

12,000,000
10,000,000

6%

8,000,000
6,000,000

4%

4,000,000

Vacancy (%)

Square Feet (SF)

16,000,000

2%

2,000,000
0

0%
Harford Baltimore I‐83 North I‐83 South Towson
County County Corridor Corridor
East
Existing Retail (SF)

Vacancy (%)

Source: CoStar
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Key Findings
In 2008, conditions and trends in the Town of Bel Air, Harford County and the Baltimore
region are moderately favorable for retail expansion in key industries. Trends indicate
there may be near term opportunities for the provision of additional retail space in the
Harford County due to growth in households as well as the impact of BRAC. Key current
conditions and near term trends in these office markets include:







Town of Bel Air has 2.8 million square feet of existing retail space, representing
28 percent of the County inventory (10.1 million square feet)
60 percent (1.6 million square feet) of the retail space in the Town is located in
the Route 1 corridor
Harford County’s retail inventory is mainly comprised of shopping center retail
(community centers, neighborhood centers and strip centers) and general retail
(freestanding retail buildings, except those contained within a center), which
account for 89 percent or 9 million square feet of the county’s total retail inventory
The majority of the largest retail centers in the Town of Bel Air are located in the
Route 1 Corridor
The Harford County retail submarket (10.2 million square feet) represents nearly
10 percent of the total Baltimore retail market (105.8 million square feet)

Inventory
Compared to Harford County, the Town of Bel Air has:





2.8 million square feet of existing retail space, representing 28 percent of the
County inventory (10.1 million square feet)
Significantly lower vacancy (0.9%) compared to Harford County (4.8%)
Slightly lower average rental rates ($17.13/PSF) compared to the County
average rental rate ($18.51)
Highest retail rental rate of $25.00/PSF along the Route 1 corridor

Exhibit 4.3: Retail Market Snapshot (2008 3Q)
Existing Inventory
Vacancy
# of
Existing
Total
Total
Buildings
Rentable
SF
%
Building Area
Vacant
Vacant
Downtown/Historic Area
72
420,986
10,951
2.6%
Rt. 1 Corridor
53
1,676,403
14,317
0.9%
Rt. 24 Corridor
9
349,711
0
0.0%
Other Town of Bel Air
21
364,626
0
0.0%
Town of Bel Air (Total)
155
2,811,726
25,268
0.9%
Harford County

645

10,165,383

486,176

% Town of County

24%

28%

5%

4.8%

Average
Rate
$15.38
$25.00
$17.13
$18.51

Source: CoStar
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The following observations were made regarding the distribution of existing retail square
feet in the Town of Bel Air:




60 percent (1.6 million square feet) of the retail space in the Town is located in
the Route 1 corridor district
15 percent (420,986 square feet) of the retail space in the Town can be found
along the Downtown / Main Street corridor district
Limited retail space exists in the Route 24 (13 percent of Town or 364,626 square
feet) and outside the commercial corridors (12 percent or 349,711 square feet)
corridors
Exhibit 4.4: Town of Bel Air – Existing Retail Square Feet (2008)

364,626, 13%

420,986, 15%

Downtown/Historic Area

349,711, 12%

Rt. 1 Corridor
Rt. 24 Corridor
Other Town of Bel Air
1,676,403, 60%

Source: CoStar

Harford County’s retail inventory is mainly comprised of shopping center retail
(community centers, neighborhood centers and strip centers) and general retail
(freestanding retail buildings, except those contained within a center), which account for
89 percent or 9 million square feet of the county’s total retail inventory. The Harford Mall,
which is located in the Town of Bel Air within the Route 1 Corridor, represents 5 percent
of the County’s total retail inventory.
Exhibit 4.5: Retail Inventory by Type (2008 3Q) - Harford County
Existing Inventory
Vacancy
YTD
Under
Deliveries
Construction
#
Total GLA
Total
%
(SF)
(SF)
Bldgs
SF
General Retail Market
570
5,171,622 118,791 2.3%
0
39,916
Mall Market
1
514,000
5,903
1.1%
0
0
Power Center Market
2
501,250
3,414
0.7%
0
0
Shopping Center Market
72
3,878,511 358,068 9.2%
21,524
78,700
Specialty Center Market
0
0
0
0.0%
0
0
Total Retail Market
645
10,165,383 486,176 4.8%
21,524
87,616
Source: CoStar
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Exhibit 4.6: Retail Inventory by Type (2008 3Q) – Harford County

General Retail Market
3,878,511 , 39%

Mall Market
5,171,622 , 51%

Power Center Market
Shopping Center Market
Specialty Center Market

501,250 , 5%
514,000 , 5%

Source: CoStar

The majority of the largest retail centers in the Town of Bel Air are located in the Route 1
Corridor and are focused around the intersection of Baltimore Pike and Vietnam Veterans
Memorial Highway (Route 24). The largest retail centers include the Harford Mall, Bel Air
Town Center and Bel Air Plaza.
Exhibit 4.7: Largest Selected Retail Centers – Town of Bel Air

Largest Retail Properties
Town of Bel Air
12

4
14

18

17

15
5

8

3

13

11
1

7

2

10

16

9

6

1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18

Tenant
Harford Mall
Tollgate Plaza
Bel Air Plaza
100 Hickory Avenue
Harford Mall Annex
The Home Depot
Target
Bel Air Town Center
Dick's Sporting Goods
Weis Markets
Bel Air Plaza
Klein's Supermarket
The Crack Pot Restaurant
Spenceola Main Street Center
Bel Air Plaza
Barnes & Noble, Starbucks
Burger King
Moore's Candies, Postal Instant
Printing, Videotronics Service
Center

Source: CoStar
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Square Feet
514,000
336,855
275,000
237,114
107,903
103,322
102,819
93,150
58,479
53,954
39,605
37,009
30,488
29,000
27,384
24,315
22,060
20,860

Town of Bel Air Commercial Market Study

4.3

Sources of Retail Demand

Demand for retail goods is primarily a function of the spending habits of nearby residents
within a defined market area. In addition, office employees, as well as, new BRAC-related
households to the region have been taken into consideration as an additional source of
retail demand.
The Bel Air commercial corridor districts currently capture a share of the expenditures
from existing households and employees; however, the districts could capture a larger
share, primarily due to growth of the region and the influence of BRAC. In order to
determine the future square footage needed to support this demand and potential future
demand, the expenditures must be discovered. Expenditures can be converted to
supportable square feet by using average sales foot data for retail centers in the
northeast similar to the districts. This section will project the 2018 retail demand in the Bel
Air commercial corridor districts area.

Trade Area Definition
A trade area is the geographic area from which the preponderance of retail
establishment’s customers originates. Trade areas differ based on the type of products
offered at the retail establishment. For example, a trade area for a convenience good
such as milk is typically smaller than the trade area for shopper’s goods such as furniture
or apparel. The distance a consumer will travel to buy a gallon of milk is significantly
shorter than the travel distance tolerated to buy a new sofa. Another factor affecting the
trade areas for convenience and shoppers goods is comparison shopping. To purchase a
gallon of milk, one does not need to compare brands or stores. To purchase a piece of
furniture, consumers are willing to travel further distances to compare various
merchandise.
Trade areas are also impacted by competitive retail destinations. A shopping district with
little nearby competition will have a much larger trade area than a shopping district with
significant regional shoppers goods competition.
Defined as the geographic area within which the majority of likely customers for new retail
businesses in the Bel Air commercial corridors live and work, two market areas for the Bel
Air commercial corridors have been identified.
Key factors influencing the retail market include:






Types of retail and services offered in the Bel Air commercial corridor districts
Travel time to and from the Bel Air commercial corridor districts
Location of competitive facilities
Merchants input (ascertained through interviews)
Presence of physical and psychological barriers (major roadways or boundary
lines that customers generally do not cross)
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Based on evaluation of these factors, two retail market areas were identified:


Convenience Goods Market Area – identified roughly as a 5-minute drive time
from the midpoint of the Bel Air commercial corridor study area



Shoppers Goods Market Area - identified as Harford County with a portion of
southern York County and includes residents within a 30- to 45-minute drive from
the midpoint of the Bel Air commercial corridor study area (but excludes those
areas more likely to shop in competitive areas)

4.4

Potential Market Capture

To quantify the depth of demand for retail goods and the possible future capture of this
demand in the Bel Air commercial corridor districts, an analysis of current capture rates (a
comparison of current retail goods demanded by market area residents) and projected
potential future growth based on household growth and consumer spending patterns /
habits was performed. Additional sources of demand for both the CGMA and the SGMA
include office-based employees as well as projected new households related to BRAC.

4.4.1

Convenience Goods

The Convenience Goods Market Area (CGMA), identified roughly as a 5-minute drive
time from the midpoint of the Bel Air commercial corridor study area, taking into
consideration major retail centers (Harford Mall, Bel Air Plaza and the Bel Air Town
Center), is the area from which the majority of demand for convenience goods are
assumed to originate (e.g. the area within which most customers live).
Exhibit 4.8: Town of Bel Air Convenience Goods Market Area (CGMA)

Source: ESRI Business Solutions
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Convenience goods include:
 Groceries
 Health and personal care
 Limited service restaurants
The retail analysis evaluated at-place sales within the Bel Air commercial corridor
districts, which is termed “supply”, and household expenditures the Convenience Goods
Market Area (CGMA), called “demand”. This allowed an evaluation of any potential
leakage that may have occurred outside the Bel Air commercial corridor districts (e.g.
demand that was leaked as sales outside the Bel Air commercial corridor districts).
When comparing the Bel Air commercial corridor districts to the CGMA, the market area
residents’ retail expenditures (demand) exceed sales (supply) in all major categories
within the convenience goods market. The largest retail gap of $16 million was for
groceries, while the gap for health and personal care was $10 million. Limited service
restaurants also experienced leakage. This demonstrates that demand is most likely
outstripping supply within the Bel Air commercial corridor districts and the CGMA. This
further reveals the potential for increasing the supply of grocery stores, health and
personal care stores and limited service restaurants within the CGMA.
With demand exceeding supply, new convenience retail development within the Bel Air
commercial corridor districts could take advantage of the current undersupply of many
types of retail businesses and growing demand from future household growth.
Exhibit 4.9: Retail Gap - Convenience Retail Goods (2008)

Groceries
Health and Personal Care
Limited Service Restaurants

Bel Air
Commercial
Corridors
Supply (Sales)
$28,015,712
$3,735,533
$17,909,551

CGMA Demand
(Expenditures)

Retail Gap

Capture
Rate

$44,857,727
$14,551,820
$24,885,321

($16,842,015)
($10,816,287)
($6,975,770)

62%
26%
72%

Source: ESRI Business Solutions

In forecasting future retail opportunities, 2018 future supply and demand factors must be
determined. As inflation is a key indicator of sales growth, an annual inflation growth rate
of 2.48 percent was applied to 2008 existing sales (supply) within the Bel Air commercial
corridor to forecast 2018 sales figures. Based on this assumption, sales (supply) within
the Bel Air commercial corridor are to increase by approximately $6.5 million between
2008 and 2018, from $49 million to $56 million. The growth or decline in households
within a particular area provides an estimate on future demand. With households in the
CGMA expected to grow at 2.51 percent annually, CGMA household expenditures
(demand) will increase approximately $21 million, from $85 million to $106 million
between 2008 and 2018.
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Exhibit 4.10: CGMA Household Expenditures (Demand) & Existing Bel Air Commercial
Corridor Sales (Supply) - (2008-2018)
Existing Bel Air
CGMA Household
Commercial Corridor Sales
Expenditures (Demand)
(Supply)
20081
20182
20083
20184
Groceries
$28,015,712
$31,666,295
$44,857,727
$56,136,255
Health and Personal Care
$3,735,533
$4,222,291
$14,551,820
$18,210,568
Limited Service Restaurants
$17,909,551
$20,243,252
$24,885,321
$31,142,209
Total
$49,660,796
$56,131,838
$84,294,868
$105,489,033
1

ESRI Business Solutions

2

Sales estimated using 2008 store inventory, with sales adjusted upward of 2.48 percent annually for inflation

3

ESRI Business Solutions
ESRI Business Solutions - Based on CAGR of 2.51 percent between 2008 and 2018 of CGMA Household
Income
4

The analysis of potential convenience goods retail development and expansion includes
low-, mid- and high- case market scenarios.





Low-case market scenario – represents a 10 percent decrease under the 2008
capture rate and takes into account poor market conditions and limited
opportunities for retail
Mid-case market scenario – represents the existing capture rate and takes into
account favorable market conditions
High-case market scenario – represents a 10 percent increase over 2008 capture
rate takes into account strong market conditions and ability of the study areas to
capture disproportionate share of demand from trade area.

Contingent upon future market conditions, the Bel Air commercial corridor districts could
capture between 23 to 79 percent of the unmet demand of residents within the
convenience goods market area (CGMA).
Exhibit 4.11: Bel Air Commercial Corridor Sales (Supply) vs. CGMA Household
Expenditures (Demand) - Capture Rates (2008 - 2018)
2018 Capture Rate

Groceries
Health and Personal Care
Limited Service Restaurants

2008 Capture
Rate1
62%
26%
72%

Low-case2

Mid-case3

High-case4

56%
23%
65%

62%
26%
72%

69%
28%
79%

1

2008 Bel Air Commercial Corridor Sales / 2008 CGMA Household Expenditures

2

Low-case market scenario – 10% decrease under 2008 capture rate

3

Mid-case market scenario – existing 2008 capture rate

4

High-case market scenario - 10% increase over 2008 capture rate

By applying the 2018 capture rates to the projected 2018 CGMA Household Expenditures
(Demand), low-, mid- and high- case market scenarios for 2018 total Bel Air commercial
corridor districts sales can be estimated. With projections of the Bel Air commercial
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corridor districts capturing between 53 to 65 percent of the $105 million dollars in CGMA
convenience goods demand, 2018 total sales in the Bel Air commercial corridor districts
is estimated to range between $55 to $68 million dollars.
Exhibit 4.12: Total Bel Air Commercial Corridor Sales (Supply) - (2018)

Groceries
Health and Personal Care
Limited Service Restaurants
Total / Average

2018 CGMA
Household
Expenditures
(Demand)
$56,136,255
$18,210,568
$31,142,209
$105,489,033

2018 Capture
Rate
Low
56%
23%
65%
53%

Mid
62%
26%
72%
59%

2018 Total Bel Air Commercial Corridor
Sales (Supply)1

High
69%
28%
79%
65%

Low
$31,553,704
$4,207,279
$20,171,276
$55,932,259

Mid
$35,059,671
$4,674,754
$22,412,529
$62,146,955

High
$38,565,638
$5,142,229
$24,653,782
$68,361,650

1

2018 CGMA Household Expenditures (Demand) x 2018 Capture Rate

To determine the net change in sales by 2018 we subtract the projected 2018 commercial
corridor sales for the low-, mid- and high case scenario (based on capture rate of
household expenditures within the defined market area) from the projected 2018 total
commercial corridor sales (supply) to obtain a range of net new sales by 2018.
By applying estimated sales per square foot to the projected 2018 new Bel Air
commercial corridor sales (supply), the total amount of square feet demanded for each
respective convenience retail category can be estimated. This results in a range of 0 to
40,375 square feet of new retail supply between 2008 and 2018 that is projected to be
demanded from households within the CGMA.
Exhibit X: Potential Convenience Goods Retail Opportunities in SF (2008-2018)
2018 Existing
Bel Air
Commercial
Corridor Sales
(Supply)

2018 New Bel Air Commercial Corridor
Sales (Supply)1

Low

Mid

High

Estimated
Sales /
PSF2

Total Opportunities in
SF

Low

Mid

High

Groceries
Health and Personal Care
Limited Service Restaurants

$31,666,295
$4,222,291
$20,243,252

($112,591)
($15,012)
($71,976)

$3,393,377
$452,463
$2,169,277

$6,899,344
$919,938
$4,410,530

$395
$218
$236

(285)
(69)
(305)

8,591
2,076
9,192

17,467
4,220
18,689

Total / Average

$56,131,838

($199,579)

$6,015,117

$12,229,812

$283

(659)

19,858

40,375

1

2018 Total Bel Air Commercial Corridor Sales (Supply) - 2018 Existing Bel Air Commercial Corridor Sales (Supply)

2

Urban Land Institute - Median Sales/PSF for respective categories for neighborhood shopping centers
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4.4.2

Shopper’s Goods

The Shopper’s Goods Market Area (SGMA), identified as Harford County with a portion of
southern York County, is the area from which the majority of demand for shoppers goods
is assumed to originate (e.g. where most customers live). This area includes residents
within a 30- to 45-minute drive of Bel Air, but excludes those areas more likely to shop in
competitive areas (e.g. White Marsh, Towson).
Exhibit 4.14: Town of Bel Air Shopper’s Goods Market Area (SGMA)

Source: ESRI Business Solutions

Shopper’s goods include:












Automobile dealers
Auto parts, accessories and tires
Furniture and home furnishings
Electronics and appliances
Building material and supply dealers
Lawn and garden equipment and supplies
Clothing and shoes
Sporting goods, hobby, and music stores
Jewelry, luggage and leather goods
Books, periodicals and music
Full-service restaurants

When comparing the Bel Air commercial corridor districts to the SGMA, the market area
residents’ retail expenditures exceed sales in all major categories within the shopper’s
goods market. Net retail sales leakage was highest for automobile dealers ($622 million),
Basile Baumann Prost Cole & Associates
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full service restaurants ($285 million), department stores ($180 million), furniture and
home furnishings ($83 million) and clothing and shoes ($68 million). Other leakage
categories include building material and supplies dealers, sporting, hobby, and music
stores and electronics and appliances. This leakage is largely due to the presence of
major retail nodes along the I-95 and Route 40 corridor in Harford County and Baltimore
County, White Marsh and Towson.
The retail analysis evaluated at-place supply within the Bel Air commercial corridors,
which is termed “sales”, and household expenditures within the Shoppers Goods Market
Area (SGMA), called “demand”. This allowed an evaluation of any potential leakage that
may have occurred outside the Bel Air commercial corridor districts (e.g. demand that
was leaked as sales outside the Bel Air commercial corridor districts).
Exhibit 4.15: Retail Gap Shoppers Goods (2008)

Automobile Dealers
Auto Parts, Accessories and Tires
Furniture and Home Furnishings
Electronics and Appliances
Building Material and Supplies Dealers
Lawn and Garden Equipment and
Supply
Clothing and Shoes
Sporting, Hobby, and Music Stores
Jewelry, Luggage and Leather Goods
Books, Periodicals and Music
Department Stores
Full Service Restaurants

Bel Air
Commercial
Corridor
Supply
(Sales)
$32,256,019
$5,141,223
$5,064,283
$8,190,104
$18,084,217
$19,316

SGMA
Household
Expenditures
(Demand)
$654,440,389
$45,857,967
$88,475,873
$62,558,728
$98,936,554
$10,623,686

Retail Gap
($622,184,370)
($40,716,744)
($83,411,590)
($54,368,624)
($80,852,337)
($10,604,370)

Capture
Rate
5%
11%
6%
13%
18%
0.2%

$9,291,138
$4,982,536
$2,928,142
$4,651,875
$21,901,760
$18,503,471

$77,873,250
$38,150,564
$21,171,791
$19,909,121
$202,823,678
$304,187,729

($68,582,112)
($33,168,028)
($18,243,649)
($15,257,246)
($180,921,918)
($285,684,258)

12%
13%
14%
23%
11%
6%

Source: ESRI Business Solutions

In forecasting future retail opportunities, 2018 future supply and demand factors must be
determined. As inflation is a key indicator of sales growth, an annual inflation growth rate
of 2.48 percent was applied to 2008 existing sales (supply) within the Bel Air commercial
corridor districts to forecast 2018 sales figures. Based off this assumption, sales (supply)
within the Bel Air commercial corridor districts are to increase by approximately $17
million between 2008 and 2018, from $131 million to $148 million. The growth or decline
in households within a particular area provides an estimate on future demand. With
households in the SGMA expected to grow at 2.51 percent annually, SGMA household
expenditures (demand) will increase approximately $753 million, from $1.625 billion to
$2.378 billion between 2008 and 2018.

Basile Baumann Prost Cole & Associates

39 | P a g e

Town of Bel Air Commercial Market Study

Exhibit 4.16: SGMA Household Expenditures (Demand) & Existing Bel Air Commercial Corridor Sales
(Supply) 2008-2018
Existing Bel Air Commercial
SGMA Household Expenditures
Corridor Sales (Supply)
(Demand)
Automobile Dealers
Auto Parts, Accessories and Tires
Furniture and Home Furnishings
Electronics and Appliances
Building Material and Supplies Dealers
Lawn and Garden Equipment and Supply
Clothing and Shoes
Sporting, Hobby, and Music Stores
Jewelry, Luggage and Leather Goods
Books, Periodicals and Music
Department Stores
Full Service Restaurants
Total

20081
$32,256,019
$5,141,223
$5,064,283
$8,190,104
$18,084,217
$19,316
$9,291,138
$4,982,536
$2,928,142
$4,651,875
$21,901,760
$18,503,471
$131,014,084

20182
$36,459,134
$5,811,149
$5,724,184
$9,257,314
$20,440,678
$21,833
$10,501,818
$5,631,785
$3,309,693
$5,258,037
$24,755,665
$20,914,563
$148,085,852

20083
$654,440,389
$45,857,967
$88,475,873
$62,558,728
$98,936,554
$10,623,686
$77,873,250
$38,150,564
$21,171,791
$19,909,121
$202,823,678
$304,187,729
$1,625,009,330

20184
$957,957,973
$67,126,060
$129,509,378
$91,572,332
$144,821,534
$15,550,759
$113,989,451
$55,844,104
$30,990,884
$29,142,610
$296,889,622
$445,264,481
$2,378,659,188

1

ESRI Business Solutions
Sales estimated using 2008 store inventory, with sales adjusted upward of 2.48 percent annually for inflation
3
ESRI Business Solutions
4
ESRI Business Solutions - Based on CAGR of 2.51 percent between 2008 and 2018 of CGMA Household Income
2

The analysis of potential shopper’s goods retail development and expansion includes
low-, mid- and high- case market scenarios. Contingent upon future market conditions,
the Bel Air commercial corridor districts could capture between 0.2 to 25.7 percent of the
unmet demand of residents within the shopper’s goods market area (SGMA).
Exhibit 4.17: Bel Air Commercial Corridor Sales (Supply) vs. SGMA Household Expenditures
(Demand) - Capture Rates (2008 - 2018)
2018 Capture Rate
2008 Capture
Rate1
Automobile Dealers
Auto Parts, Accessories and Tires
Furniture and Home Furnishings
Electronics and Appliances
Building Material and Supplies Dealers
Lawn and Garden Equipment and Supply
Clothing and Shoes
Sporting, Hobby, and Music Stores
Jewelry, Luggage and Leather Goods
Books, Periodicals and Music
Department Stores
Full Service Restaurants

4.9%
11.2%
5.7%
13.1%
18.3%
0.2%
11.9%
13.1%
13.8%
23.4%
10.8%
6.1%

Lowcase2
4.4%
10.1%
5.2%
11.8%
16.5%
0.2%
10.7%
11.8%
12.4%
21.0%
9.7%
5.5%

Midcase3
4.9%
11.2%
5.7%
13.1%
18.3%
0.2%
11.9%
13.1%
13.8%
23.4%
10.8%
6.1%

Highcase3
5.4%
12.3%
6.3%
14.4%
20.1%
0.2%
13.1%
14.4%
15.2%
25.7%
11.9%
6.7%

1

2008 Bel Air Commercial Corridor Sales / 2008 SGMA Household Expenditures

2

Low-case market scenario - 10% below 2008 capture rate

3

Mid-case market scenario - existing 2008 capture rate

3

High market scenario 10% increase over 2008 capture rate
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By applying the 2018 capture rates to the projected 2018 SGMA Household Expenditures
(Demand), low-, mid- and high- case market scenarios for 2018 total Bel Air commercial
corridor districts sales can be estimated. With projections of the Bel Air commercial
corridor districts capturing between 7.3 to 8.9 percent of the $2.3 billion in SGMA
shopper’s goods demand, 2018 total sales in the Bel Air commercial corridor districts is
estimated to range between $172 to $210 million.
Exhibit 4.18: Total Bel Air Commercial Corridor Sales (Supply) - (2018)

Automobile Dealers
Auto Parts, Accessories and Tires
Furniture and Home Furnishings
Electronics and Appliances
Building Material and Supplies Dealers
Lawn and Garden Equipment and Supply
Clothing and Shoes
Sporting, Hobby, and Music Stores
Jewelry, Luggage and Leather Goods
Books, Periodicals and Music
Department Stores
Full Service Restaurants
Total / Average

2018 SGMA
Household
Expenditures
(Demand)
$957,957,973
$67,126,060
$129,509,378
$91,572,332
$144,821,534
$15,550,759
$113,989,451
$55,844,104
$30,990,884
$29,142,610
$296,889,622
$445,264,481
$2,378,659,188

2018 Capture Rate

Low
4.4%
10.1%
5.2%
11.8%
16.5%
0.2%
10.7%
11.8%
12.4%
21.0%
9.7%
5.5%
7.3%

Mid
4.9%
11.2%
5.7%
13.1%
18.3%
0.2%
11.9%
13.1%
13.8%
23.4%
10.8%
6.1%
8.1%

High
5.4%
12.3%
6.3%
14.4%
20.1%
0.2%
13.1%
14.4%
15.2%
25.7%
11.9%
6.7%
8.9%

2018 Total Bel Air Commercial Corridor
Sales (Supply)1
Low
$42,494,198
$6,773,066
$6,671,705
$10,789,673
$23,824,214
$25,447
$12,240,179
$6,564,011
$3,857,545
$6,128,397
$28,853,459
$24,376,541
$172,598,436

Mid
$47,215,776
$7,525,629
$7,413,006
$11,988,526
$26,471,349
$28,274
$13,600,199
$7,293,346
$4,286,161
$6,809,330
$32,059,399
$27,085,045
$191,776,040

1

2018 SGMA Household Expenditures (Demand) x 2018 Capture Rate

To determine the net change in sales by 2018 we subtract the projected 2018 commercial
corridor sales for the low-, mid- and high case scenario (based on capture rate of
household expenditures within the defined market area) from the projected 2018 total
commercial corridor sales (supply) to obtain a range of net new sales by 2018.
By applying typical estimated sales per square foot to the projected 2018 new Bel Air
commercial corridor sales (supply), the total amount of square feet demanded for each
respective shopper retail category can be determined. Between 2008 and 2018, 102,908
to 263,930 square feet in convenience retail is projected to be demanded from
households within the SGMA.

Basile Baumann Prost Cole & Associates

41 | P a g e

High
$51,937,353
$8,278,192
$8,154,306
$13,187,378
$29,118,484
$31,102
$14,960,219
$8,022,680
$4,714,777
$7,490,263
$35,265,339
$29,793,550
$210,953,644

Town of Bel Air Commercial Market Study

Exhibit 4.19: Potential Shoppers Goods Retail Opportunities in SF (2008-2018)
2018 Existing
Bel Air
Commercial
Corridor
Sales
(Supply)

2018 New Bel Air Commercial Corridor
Sales (Supply)1

Low

Mid

High

Estimated
Sales /
PSF2

Total Opportunities in SF

Low

Mid

High

Automobile Dealers

$36,459,134

$6,035,064

$10,756,642

$15,478,219

$237

25,464

45,387

65,309

Auto Parts, Accessories and Tires

$5,811,149

$961,917

$1,714,480

$2,467,043

$237

4,059

7,234

10,409

Furniture and Home Furnishings

$5,724,184

$947,522

$1,688,822

$2,430,123

$209

4,534

8,080

11,627

Electronics and Appliances

$9,257,314

$1,532,359

$2,731,212

$3,930,064

$306

5,008

8,926

12,843

Building Material and Supplies
Dealers
Lawn and Garden Equipment and
Supply
Clothing and Shoes

$20,440,678

$3,383,536

$6,030,671

$8,677,806

$388

8,720

15,543

22,365

$21,833

$3,614

$6,441

$9,269

$256

14

25

36

$10,501,818

$1,738,361

$3,098,381

$4,458,401

$245

7,095

12,646

18,198

Sporting, Hobby, and Music Stores

$5,631,785

$932,227

$1,661,561

$2,390,896

$239

3,901

6,952

10,004

Jewelry, Luggage and Leather Goods

$3,309,693

$547,852

$976,468

$1,405,084

$343

1,597

2,847

4,096

Books, Periodicals and Music

$5,258,037

$870,360

$1,551,293

$2,232,227

$119

7,314

13,036

18,758

Department Stores

$24,755,665

$4,097,794

$7,303,734

$10,509,674

$155

26,437

47,121

67,804

Full Service Restaurants

$20,914,563

$3,461,978

$6,170,483

$8,878,987

$395

8,765

15,621

22,478

Total / Average

$148,085,852

$24,512,584

$43,690,188

$62,867,792

$261

102,908

183,419

263,930

1

2018 Total Bel Air Commercial Corridor Sales (Supply) - 2018 Existing Bel Air Commercial Corridor Sales (Supply)

2

Urban Land Institute - Median Sales/PSF for respective categories for neighborhood shopping centers

4.4.3

BRAC-Related Households

The potential for new retail space may also be realized by the addition of household
growth related to BRAC and Aberdeen Proving Ground’s expansion could provide
additional demand for goods and services in the Bel Air commercial corridor districts.
It is projected that BRAC-related military expansion at Aberdeen Proving Ground is to add
approximately 7,059 new households to Harford County as well as 835 new households
to York County. Of the new BRAC-related households in the Harford County, 10 percent
or 706 households have been estimated to be located inside the CGMA. The SGMA is
projected to add approximately 7,101 new households which includes all of Harford
County new BRAC-households and 5 percent of York County new BRAC-households.
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Exhibit 4.20: BRAC Households Growth – Harford County
Harford County BRAC-Households1
York County BRAC-Households

2

7,059
835

CGMA BRAC-Households3

706

4

SGMA BRAC- Households

7,101

1

Sage Policy Group

2

Sage Policy Group

3

BBPC Estimate - 10% of Harford County BRAC-Households
BBPC Estimate - 100% of Harford County BRAC-Households + 5% of York County
BRAC-Households
4

Due to BRAC, an additional 706 households are to be located within the CGMA over the
next 10 years. Based on existing spending pattern, existing households within the CGMA
spend approximately $10,039 annually on convenience goods. Assuming 58 to 70
percent of the BRAC-related CGMA household expenditures can be captured by the Bel
Air commercial corridor districts, $4.1 to $4.9 million in convenience good sales can be
attributed to new BRAC-related households. To convert sales to square feet of
development, industry standard sales per square foot of $271 was applied which would
result in demand for approximately 15,169 to 18,307 square feet of convenience good
retail between 2008 and 2018.
Exhibit 4.21: BRAC-Household Convenience Good Retail Development
Low
Convenience Goods Expenditure per Household

1

Mid

High

$10,039

CGMA BRAC-Household Demand2

$7,087,534

Bel Air Commercial Corridor Capture of CGMA Demand3

58%

64%

70%

BRAC-Household Sales in Bel Air Commercial Corridor4

$4,110,769

$4,536,021

$4,961,273

15,169

16,738

18,307

Convenience Good Retail Opportunity in SF5
1

ESRI Business Solutions

2

BRAC-Related CGMA Households x Convenience Goods Expenditure per Household

3

BBPC Estimate - Based on CGMA Capture Rates

4

CGMA BRAC-Household Demand x Capture Rate

5

Urban Land Institute - Based on average Sales/PSF of $271

Due to BRAC, an additional 7,101 households are to be located within the CGMA over
the next 10 years. Based on existing spending pattern, existing households within the
CGMA spend approximately $23,527 annually on convenience goods. Assuming 8.1 to
9.7 percent of the BRAC-related SGMA household expenditures can be captured by the
Bel Air commercial corridor districts, $13.5 to $16.2 million in convenience good sales
can be attributed to new BRAC-related households. To convert sales to square feet of
development, industry standard sales per square foot of $271 was applied which would
result in demand for approximately 49,934 to 59,798 square feet of convenience good
retail between 2008 and 2018.
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Exhibit 4.22: BRAC-Households Shoppers Good Retail Development
Low
Mid
Shopper Goods Expenditure per Household

1

High

$23,527

SGMA BRAC-Household Demand2

$167,065,227

Bel Air Commercial Corridor Capture of SGMA Demand3

8.1%

8.9%

9.7%

BRAC-Household Sales in Bel Air Commercial Corridor4

$13,532,283

$14,868,805

$16,205,327

49,934

54,566

59,798

Shopper Good Retail Opportunity in SF5
1

ESRI Business Solutions

2

BRAC-Related SGMA Households x Shopper Goods Expenditure per Household

3

BBPC Estimate- Based on SGMA Capture Rates

4

SGMA BRAC-Household Demand x Capture Rate

5

Urban Land Institute - Based on average Sales/PSF of $271

4.4.4

Office Employees

In addition to the potential for new retail space based on current expenditure patterns and
household growth, the future growth of non-resident employees could provide additional
demand for convenience goods in the Bel Air commercial corridors. With the growth of
the existing job base in Harford County and relocation of thousands of employees to
Aberdeen Proving Ground and the County, the Town of Bel Air is projected to generate
approximately 1,235 to 1,722 new office based jobs over the next 10 years.
Exhibit 4.23: Town of Bel Air Office Employees
Low
Baseline Employees
765
BRAC-Related Employees
470
Town of Bel Air Employees1
1,235

Mid
956
523
1,479

High
1,147
575
1,722

1

BBPC - Based on Office Market Analysis

Within the Town of Bel Air, most of the office based employment jobs is projected to be
located within the commercial corridor districts. According to the International Council of
Shopping Centers, office based employees spend approximately $3,986 on convenience
goods annually. Given the future growth of jobs in the Town of Bel Air, sales from new
office based employees, which account for both new baseline employees and BRACrelated employees, will range between $4.9 and $6.8 million, resulting in demand for
approximately 18,165 to 25,328 square feet of convenience good retail.
Exhibit 4.24: Office Employee Convenience Good Retail Development
Low
Mid
High
Town of Bel Air Employees (Baseline + BRAC)
1,235
1,479
1,722
Convenience Good Spending1
$3,986
Employee Expenditure on Convenience Goods2 $4,922,710 $5,895,294 $6,863,892
Convenience Good Retail in SF3
18,165
21,754
25,328
1

ICSC Office Worker Retail Spending Pattern

2

Town of Bel Air Employees x Convenience Good Spending

3

Urban Land Institute - Based on average Sales / PSF of $271
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Likewise, according to the International Council of Shopping Centers, office based
employees spend approximately $4,783 on shopper’s goods annually, slightly more than
convenience goods. Given the future growth of jobs in the Town of Bel Air, sales from
new office based employees will range between $5.9 and $8.2 million, resulting in
demand for approximately 21,797 to 30,392 square feet of shopper’s goods retail.
Exhibit 4.25: Office Employee Shopper Good Retail Development
Low
Mid
High
Town of Bel Air Employees (Baseline + BRAC)
1,235
1,479
1,722
Shoppers Good Spending1
$4,783
Employee Expenditure on Shopper Goods2
$5,907,005 $7,074,057 $8,236,326
Shopper Good Retail in SF3
21,797
26,104
30,392
1
ICSC Office Worker Retail Spending Pattern
2
Town of Bel Air Employees x Shopper Good Spending
3
Urban Land Institute - Based on average Sales / PSF of $271

4.5 Summary / Target Users
There are opportunities for retail expansion in the Bel Air commercial corridors, with an
overall supportable level of roughly 207,314 and 438,130 square feet of new retail
development between 2008 and 2018. This range is based on current spending potential
of residents and office-based employees as well as the projected increase in new BRACrelated households and jobs.
Exhibit 4.26: Potential Retail Opportunities by Source (Square Feet)
(2008-2018)
Low
Mid
High
Households
102,249
203,277
304,305
Convenience Goods
(659)
19,858
40,375
Shoppers Goods
102,908
183,419
263,930
BRAC-Related Households
Convenience Goods
Shoppers Goods

65,103
15,169
49,934

71,304
16,738
54,566

78,105
18,307
59,798

Office-Based Employees
Convenience Goods
Shoppers Goods

39,962
18,165
21,797

47,857
21,754
26,104

55,720
25,328
30,392

Total
Convenience Goods
Shoppers Goods

207,314
32,675
174,639

322,438
58,350
264,088

438,130
84,010
354,120
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Discussions with stakeholders and the gap analysis show that the level of new retail could
be accommodated by the following types of establishments:






Small format grocery store with specialty food
Limited-service dining establishments
Full-service / sit-down dining establishments (e.g. white table cloth restaurants)
Specialty retail/boutique stores (e.g. apparel, used bookstore, boutiques, bakery,
art gallery)
Clothing and clothing accessories store

Businesses that offer ‘shoppers’ and ‘destination’ goods (e.g. those subject to comparison
shopping and the benefits of co-location) will perform best when clustered together in
cohesive retail nodes. Full-service restaurants that initially cater to the needs of local
residents and employees, then spread their customer base to attract other visitors, are
prime candidates to lead the expansion of destination-type retail in the Bel Air commercial
corridors.
The following table summarizes key observations regarding the strengths, constraints,
and opportunities related to the potential for new retail development in the Bel Air
commercial corridor study areas.
Exhibit 4.27: Bel Air Overall Retail Market Summary
Strengths


Retail center of Harford County



Large market trade area for
retail (extending into York
County, PA)









Very low vacancy rates (less
than 1 percent) indicate
strength of local retail market
Lower lease rates than other
surrounding markets which
provide ease of entry for new
businesses into the market

Constraints






Local competition in Havre de
Grace, Aberdeen, Edgewater,
White Marsh and Towson
Viewed as a middle tier market
– difficult to attract big name
commercial tenants
Gap in retail environment in
Main Street corridor (e.g.
ground floor office)



Limited development
opportunity sites

Recent influx of new
restaurants and specialty niche
retailers



Educating and enticing high
quality retailers about the
opportunities present

Base of residents and
employees, which serve as two
key sources of demand for
retail goods and services
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Building codes for new
construction make mixed-use
development difficult

Opportunities


Reduce retail sales leakage



Take advantage of need for high
quality, mixed-use retail
development



Work with existing shopping
center owners interested in
redeveloping and/or expanding to
mixed use development



Incubator retail space to promote
and foster small and new
business development



Desire for high-end restaurants



Desire for more specialty retail
(e.g. apparel, used bookstore,
boutiques, bakery, art gallery)



Desire for arts/entertainment
designation



Entertainment options for older
demographic
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Specifically, in terms of the three Commercial Corridor Districts, the following table
summarizes key observations regarding strengths, challenges and opportunities.
Exhibit 4.28: Bel Air Retail Market Summary by Commercial Corridor District
Strengths
Downtown/Main Street Corridor
 Historic / architectural charm of
downtown – boutique shops and
restaurants, social center,
governmental center, sense of
belonging
 New retailers entering the
market (e.g. Heartbeat, Lavalier
Jewelry)
 Strong presence of office
employees (governmental center
of Harford County)
 Main Street is an outdoor
experience
 Low vacancy rates
 Recent streetscape
improvements
 Strong traffic counts along Main
Street
Route 1 & Route 24 Corridors
 Retail core of Harford County
 Very low vacancy rates
 Critical mass of retail
 Contains three main shopping
centers (Harford Mall, Bel Air
Town Center and Bel Air Plaza)
 Location of the nicest
restaurants in Town (Liberatores
& Bonefish Grill)
 Recent $20 million upgrades at
Harford Mall
 Addition of new retailers and
banks
 Diverse neighborhood retail
centers

Constraints
Downtown/Main Street Corridor
 Unaccommodating hours of
operations
 Gaps in retail environment /
store frontage
 Lack of parking availability
 Provision of parking downtown
with new development is a
challenge
 County residents are generally
unaware about downtown and its
amenities
Route 1 & Route 24 Corridors
 Below parking ratios at Harford
Mall
 Educating and enticing highquality retailers about the
opportunities present in the
Town
 High traffic and congestion

Basile Baumann Prost Cole & Associates

Opportunities
Downtown/Main Street Corridor
 Improve and invest in marketing
efforts of the Downtown/Main Street
corridor
 Continue to create a pedestrian
friendly atmosphere
 Market downtown as a unique
experience relative to other
shopping areas
 Present a Main Street Designation
sign in the Downtown / Main Street
Corridor
 Create evening destinations /
entertainment for older adults
 Add murals to enhance the
downtown atmosphere
 Expose new residents to downtown
 Introduce a diverse mix of
restaurants
 Institute mixed-use development
with a residential component
 Retail incubator space at Armory
Route 1 & Route 24 Corridors
 Develop vacant sites suitable for
development
 Include more neighborhood serving
retail to complement housing
 Need for improved aesthetic appeal
along some commercial corridors
(e.g. Route 1)
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5.0 Lodging Market Analysis
5.1

Overview

The lodging market analysis evaluates the current lodging market in Harford County and
examines the potential demand for a lodging facility in the Bel Air area. While the national
lodging market has slowed after years of positive development activity, revenue growth
and increased occupancies in the South Atlantic region, which includes Maryland, has
seen a 3 percent spike in hotels rooms under construction in November 2008 compared
to the same period a year ago.
While the outlook nationally for the lodging market is modestly poor in the near term, once
the economy begins to recover, consumer confidence returns and the lending improves,
we anticipate a positive longer-term outlook for the hotel market in Harford County and in
the Bel Air region particularly as the full impacts of BRAC related activity and increased
tourism (business and leisure) are realized over the coming decade.
Now is an opportune time to plan. We perceive that the current lack of a lodging facility in
the Bel Air area and lack of quality meeting space presents an opportunity for the Town to
attract a higher end, high quality hotel that provides an alternative lodging facility to the
hotels and motels located along the Interstate 95 and Route 40 corridors. Our analysis
will examine the existing lodging market in the County and will outline potential market
segments and drivers that would be attracted to a high quality product in the Town.

5.2

Lodging Inventory Product Types

Depending on local market demand and economic features of a given location, several
lodging inventory types exist. Lodging inventory product types are available in several
types based on quality of accommodations and service desired, ranging from economy
scale to luxury scale with average daily rate (ADR) prices ranging from $50 to $250+.
Exhibit 5.0: Lodging Industry Product Types
Amenities
Brand Examples
Multiple restaurants, fitness center,
The Ritz Carlton, The Four
business center, pool, spa, meeting
Seasons, Fairmont
space, room service

Hotel Type
Luxury

ADR Range
$250+

Upper
Upscale

$150 - $250

Multiple restaurants, fitness center,
business center, pool, spa, meeting
space, room service

The Westin, Hyatt Regency,
Hilton, Marriott

Upscale

$100 - $175

Restaurant, fitness center, business
center, pool, room service

Midscale

$75 - $125

Limited food & beverage, fitness center

Courtyard Marriott, Hilton
Garden Inn, Four Points,
Hyatt Place
Hampton Inn, Best Western

Economy

$50 - $90

N/A

Super 8, Quality Inn, Budget
Inn

Source: Smith Travel Research
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5.3

Lodging Market Supply

5.3.1

Inventory

Harford County’s hotel market consists of 28 hotels (with 2,267 total rooms) that are
primarily located along the Interstate 95 and Route 40 corridors in the towns of Aberdeen,
Belcamp and Edgewood. In addition there is a total of 20,556 square feet of meeting
space located within these hotels. Approximately half of the hotels that exist in the county
provide meeting space and are classified as either upscale or midscale hotels.
Exhibit 5.1: Lodging Market Snapshot
Harford County (2008)
Total Number of Hotels
28
Total Number of Rooms
2,267
Average ADR ($)
$78.83
Average Occupancy (%)
66.7%
Rooms Under Construction
283
Rooms Planned/Proposed
370
Source: Smith Travel Research

Of the lodging properties and rooms located in Harford County, more than 50 percent are
classified either as Economy or Midscale (with or without F&B) with only three upscale
hotels. Key observations include:






Majority (53%) of the County hotel room supply consists of midscale rooms (1,209)
29 percent (8 properties) of the County hotel properties are Economy scale
Upscale hotels represent only 11 percent of the County hotel properties and 14
percent of the County hotel room supply
Independent hotels represent 21 percent of the County hotel properties but only 8
percent of the County hotel room supply
There are no luxury or upper luxury hotels present in the County

Total = 2,267 Rooms
Independents
8%

Total = 28 Properties
Upscale
11%

Upscale
14%

Independents
21%
Economy
25%
Midscale with
F&B
25%

Economy
29%

Midscale with
F&B
14%

Midscale without
F&B
25%

Midscale
without F&B
28%
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In terms of location, nearly 80 percent of the existing hotels in the County are located in
Aberdeen and Edgewood along the I-95 and Route 40 corridor, proximate to APG and the
Edgewood area of APG (previously known as Edgewood Arsenal). Of these, 20 lodging
are located off of I-95 and the remaining 8 lodging facilities are located off of Route 40.
Exhibit 5.2: Distribution of Hotel Inventory – Harford County

Havre de Grace,
7%
Belcamp, 14%

Aberdeen, 43%
Edgewood, 36%

Exhibit 5.3: Existing Hotel Inventory – Harford County

Source: Smith Travel Research
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In term of hotel flags, Wyndam Hotels (e.g. Days Inn, Super 8, Ramada, Wingate,
Travelodge) has the largest presence with 8 properties, followed by Intercontinential
Hotels (Holiday Inn, Holiday Inn Express) with 5 properties, Marriott (e.g. Courtyard by
Marriott, Residence Inn, Springhill Suites), Choice Hotels (e.g. Clarion, Sleep Inn) and
Hilton (e.g. Hilton Garden Inn, Homewood Suites, Hampton Inn) each with 3 properties.
The remaining 6 are independent owned properties.
Exhibit 5.4: Existing Hotel Inventory - Harford County (2008)

1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20

Hotel Name
Courtyard Aberdeen
Residence Inn Aberdeen
Springhill Suites Edgewood
Best Western Invitation Inn
Clarion Aberdeen
Holiday Inn Aberdeen
Ramada Edgewood
Country Inn & Suites Bel Air East
Hampton Inn Baltimore Edgewood
Holiday Inn Express Edgewood I-95
La Quinta Inn Aberdeen
La Quinta Inn & Suites Edgewood
Sleep Inn & Suites Edgewood
Wingate by Wyndham Aberdeen
Days Inn Aberdeen
Days Inn Edgewood
Extended Stay America Bel Air
Red Roof Inn Aberdeen
Super 8 Aberdeen
Super 8 Havre de Grace

21
22
23

Super 8 Joppa
Travelodge Aberdeen
Budget Inn

24
25
26
27
28

Bayside Inn
Motel Chase Manor
Edgewood Motel
Budget Inn
Ken's Motel
Total

Location
Aberdeen
Aberdeen
Belcamp
Edgewood
Aberdeen
Aberdeen
Edgewood
Bel Camp
Edgewood
Edgewood
Aberdeen
Edgewood
Edgewood
Belcamp
Aberdeen
Edgewood
Belcamp
Aberdeen
Aberdeen
Havre de
Grace
Edgewood
Aberdeen
Havre de
Grace
Aberdeen
Edgewood
Edgewood
Aberdeen
Aberdeen

#
Rooms

SF
Meeting
Space

Date
Opened

120
78
119
158
134
120
153
81
104
92
112
64
84
107
49
72
101
109
62
60

2,230
2,230
300
1,984
2,600
2,500
5,688
450
468
1,256
450
400
-

Apr-07
Apr-07
Jul-01
Jun-66
Jun-82
Jun-85
May-85
Jun-02
Dec-98
May-99
Sep-68
8-Mar
May-96
Jun-02
Jan-74
Jun-82
Nov-04
Aug-85
Mar-87
Oct-88

Type
Upscale
Upscale
Upscale
Midscale w/ F&B
Midscale w/ F&B
Midscale w/ F&B
Midscale w/ F&B
Midscale w/out F&B
Midscale w/out F&B
Midscale w/out F&B
Midscale w/out F&B
Midscale w/out F&B
Midscale w/out F&B
Midscale w/out F&B
Economy
Economy
Economy
Economy
Economy
Economy

55
61
41

-

Aug-95
Jan-88
Jun-60

Economy
Economy
Independent

37
30
24
24
16
2,267

20,556

Dec-87
Jun-65
Jun-54

Independent
Independent
Independent
Independent
Independent

Source: Smith Travel Research
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5.2.2 Pipeline Development
In addition to the existing 28 hotels currently present in Harford County, three hotels are
under construction and are projected open in mid- to late- 2009 providing an additional
283 rooms to the hotel supply. An additional 7 hotels are in the pre-planning, planning or
final planning stages which possibly could bring an additional 370 rooms to the hotel
supply in the County. All of these under construction and planned hotels are located
along the I-95 and Route 40 corridors either in Aberdeen, Belcamp or Edgewood.

ID
1
2
3
4

Exhibit 5.5: Hotel Pipeline Development - Harford County
Name
Location
Rooms Opening
Status
Hilton Garden Inn Aberdeen
Aberdeen
96
Feb-09
Under Construction
Candlewood Suites Bel Air
Belcamp
95
Jun-09
Under Construction
Homewood Suites Bel Air
Belcamp
92
May-09 Under Construction
Quality Inn & Suites Edgewood
Edgewood
61
Dec-09
Final Planning

5

Hampton Inn & Suites Edgewood

Edgewood

134

Apr-10

Planning

6

Holiday Inn Express & Suites Edgewood

Edgewood

90

Sep-10

Planning

7

Holiday Inn Express & Suites APG

Aberdeen

85

Jan-10

Planning

8
9
10

Independent (Bulle Rock Resort)
Independent (The G.A.T.E. @ APG)
Independent (James Run Development)
Total

Havre de Grace
Aberdeen
Belcamp

653

Jul-09
-

Planning
Pre-Planning
Pre-Planning

Source: Smith Travel Research

Hotels that are currently under construction are to bring two upscale hotels providing an
addtional 188 upscale rooms as well as one midscale hotel providing an additional 95
midscale rooms, all of which are planned to deliver in mid- to late- 2009. Contingent on
final planning, Harford County also has four midscale and three independent hotels in the
planning phase which may provide up to 370 additional rooms.
Exhibit 5.6: Lodging Supply Existing & Proposed - Harford County
Existing
Hotel Type

Under Construction

Planned

No.

Rooms

No.

Rooms

No.

Rooms

Luxury

0

0

0

0

0

0

Upper Luxury

0

0

0

0

0

0

Upscale

3

317

2

188

0

0

Midscale with F&B

4

565

0

0

1

61

Midscale without F&B

7

644

1

95

3

309

Economy

8

569

0

0

0

0

Independents

6

172

0

0

3

-

28

2,267

3

283

7

370

Total
Source: Smith Travel Research
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Type
Upscale
Midscale
Upscale
Midscale w/
F&B
Midscale
w/out F&B
Midscale
w/out F&B
Midscale
w/out F&B
Independent
Independent
Independent

Town of Bel Air Commercial Market Study

Exhibit 5.7: Hotel Pipeline Development – Harford County

Source: Smith Travel Research

Exhibit 5.8: Lodging Supply Existing & Proposed – Harford County

1,200

# Rooms

1,000
800
600
400
200
0

Existing

In Construction

Planning

Source: Smith Travel Research
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5.2.3

Lodging Market Performance

With demand for hotel rooms and the cost of goods and services steadily increasing over
the years, the average daily rate (ADR) of a hotel room in Harford County has increased
approximately $14 since 2002 to $78.83. Likewise, revenue per available room (RevPAR)
for a hotel in the county has increased to $50.69, a $6 increase since 2002.
Exhibit 5.9: Harford County Hotel Market ADR ($) & RevPAR
($)
Year

ADR ($)1

RevPAR ($)2

2002

$64.87

$43.97

2003

$67.62

$46.14

2004

$67.18

$44.49

2005

$67.48

$44.01

2006

$71.43

$48.81

2007

$77.26

$49.91

Sept YTD 2008

$78.83

$50.69

Source: Smith Travel Research
1

ADR (Average Daily Rate): Room revenue divided by rooms sold

2

RevPAR (Revenue per Available Room): Room revenue divided by
rooms available

Exhibit 5.10: Hotel ADR ($) – Harford County

$85
$77.26

$80
$71.43

$75
$70

$78.83

$64.87

$67.62 $67.18 $67.48

$65
$60

ADR ($)

$55
$50

$43.97 $46.14

$45

$48.81

$49.91

2006

2007

$50.69

RevPAR ($)

$44.49 $44.01

$40
2002

2003

2004

2005

Sept
YTD
2008

Source: Smith Travel Research
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Historically, the summer months of June, July, August and September represent the most
active time of year for hotels in Harford County. The average annual occupancy for hotels
in Harford County is 66%, however between June and September, occupancy levels are
much higher ranging from 75% - 79%.
Exhibit 5.11. Hotel Occupancy - Harford County
Monthly Average 2002 - Sept YTD 2008
Month

Occupancy (%)

ADR ($)

RevPAR ($)

January

48.8%

$67.38

$32.85

February

55.4%

$67.70

$37.51

March

63.2%

$68.78

$43.47

April

70.7%

$70.66

$79.98

May

72.0%

$72.33

$52.05

June

77.2%

$74.04

$57.17

July

75.5%

$72.23

$54.52

August

77.0%

$72.60

$55.87

September

78.8%

$71.07

$55.98

October

71.3%

$70.50

$50.29

November

55.1%

$68.43

$37.69

December

46.5%

$66.15

$30.74

Annual Average

66.0%

$70.16

$49.01

Source: Smith Travel Research

Due to increased demand during the summer months, the average daily rate and revenue
per available room are significantly higher than each respective annual average.
Conversely, winter months between November and February result in minimal activity for
hotels where occupancy levels only range from 46% - 55%. As a result, the average daily
rate and revenue per available room is significant below the annual average.
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Exhibit 5.12: Occupancy, ADR ($) & RevPAR ($) – Harford County

100%
90%
80%
70%
60%
50%
40%
30%
20%
10%
0%

$85
$75
$65
$55
$45
$35
$25

Occupancy (%)

ADR ($)

RevPAR ($)

Source: Smith Travel Research

The supply of hotel rooms in Harford County has remained stable and steadily increasing
over the years with only one hotel closing occurring in 2006. With major growth occurring
in Harford County due to BRAC and the expansion of Aberdeen Proving Ground, the
existing inventory of 2,267 hotel rooms is projected to increase. With 653 hotel rooms
expected to be delivered over the next two years, the inventory of hotel rooms in Harford
County is to increase nearly 30% to 2,920 by 2010.
Exhibit 5.13: New Hotel Room Openings
(Supply) Harford County
Year

Existing
Rooms

Delivered
Rooms

Total
Rooms

2003

1,904

-

1,904

2004

1,904

-

1,904

2005

2,045

-

2,045

2006

2,005

-

2,005

2007

2,203

-

2,203

2008

2,267

-

2,267

2009

2,267

344

2,611

2010

2,611

309

2,920

Source: Smith Travel Research
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Exhibit 5.14: Existing and Future Hotel Room Supply
Harford County (2008)

2010

2,920

2009

2,611

2008

2,267

2007

2,203

2006

2,005

2005

2,045

2004

1,904

2003

1,904

1,500

1,700

1,900

2,100

2,300

2,500

2,700

2,900

# Rooms

Source: Smith Travel Research

5.4

Lodging Market Demand

According to Harford County Tourism, the demand for lodging in Harford County is
primarily driven by three market segments:




Government/Individual Business Traveler
Corporate/Group
Leisure

This section will explore the potential future lodging demand in the County, with particular
attention paid to the potential for the Town of Bel Air to capitalize on growth opportunities
that influence the lodging market. We will outline the potential hotel demand for the Town
of Bel Air based on these three primary market segments and the Town’s potential to
capture its fair share (or more or less) of these market drivers with a particular emphasis
on an upscale lodging product to be located in the Town.

5.4.1 Government /Individual Business Traveler Segment
The government / individual business traveler segment consists of primarily individual
business travelers who are visiting the area. It is estimated that 30 to 40 percent of
lodging demand in Harford County is attributed to government related business with
Aberdeen Proving Ground being the primary driver of this segment of the lodging market
in the County. The prevalence of government contracting and government related travel
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in the area increases the importance of government per-diem rates for those properties
located in the I-95 Aberdeen/Edgewood area.
This segment’s demand is strongest Monday through Thursday nights with limited activity
over Friday and Saturday and increasing somewhat on Sunday. The government /
individual business traveler segment is relatively constant throughout the year. Their
lodging choices are brand loyalty as well as location and convenience with respect to
businesses and amenities.
HVS Employment-Hotel Growth Index2
A recent study has shown a relationship between the hospitality and commercial real
estate market – hotels proximate to office buildings tend to capture business travelers,
one of the three major sources of hotel demand.
An analysis by HVS International assessed office employment projections to project
future hotel demand. This analysis examined the historical growth in office related
employment in relation to historical hotel supply and demand trends. What it found is a
strong correlation between office supply and hotel supply, along with that between office
demand and hotel demand, which provides the ability to link changes in employment to
changes in hotel supply and demand. Applying this analysis to the Harford County office
and hotel market, we find that on average between 2006-2008 each addition of an office
job generates demand for 35 room nights per annum in the Harford County market.
Utilizing this index of projected job growth to hotel room demand we can deduce the
following:
Exhibit 5.15. Harford County Projected Hotel Demand
HVS Employment-Hotel Index
HVS Employment-Hotel Index
1:35
2008-2018

Baseline Office Growth
BRAC-Related Office
Growth1

4,237
6,926

Projected
Room
Nights
148,295
242,410

Supportable Hotel
Rooms at 67%
Occupancy
606
991

Total
14,797
390,705
1,597
Source: HVS International, BBPC
1
Includes only Harford County off-base office related employment growth

BRAC-related office growth during the next decade is projected to have the greatest
impact on hotel demand in the County. Applying the HVS Employment-Hotel Index of
1:35 it can be projected that the increase of approximately BRAC-related 6,926 office jobs
(off-site: contractor tail, indirect, induced) to the County is projected to generate 242,410
room nights which translates into 991 supportable hotel rooms at the County average
occupancy rate of 67 percent annually. Furthermore, the projected baseline growth of
2

The HVS Employment-Hotel Growth Index: A New Tool for Projecting Hotel Room Night Demand, HVS
International, December 2008 [http://www.hospitalitynet.org/news/4037078/print]
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4,237 office jobs in the County over the coming decade is projected to generate 148,295
room nights, or 606 supportable hotel rooms at an average occupancy rate of 67 percent.
The Town of Bel Air strongest potential for capturing its fair share (or greater) of this
market segment includes the individual business traveler, non-military related, who may
also be brand loyal to more upscale products. Business travelers who are related to
military will continue to concentrate around the I-95/Route 40 corridors close to the base
facilities.

5.4.2 Corporate/Group Segment
A second market driver is the corporate/group market. This generally includes business
travelers and related group activities such as meetings, seminars, conventions, trade
association shows, and similar gatherings of ten or more people. According to Harford
County Tourism, this market represents approximately 30 percent of the demand for
lodging within the County.
Peak demand for this demand segment typically occurs in the spring and the fall with
summer representing the slowest period. Corporate groups are one of the most profitable
components of this segment because they exhibit limited price sensitivity and they often
sponsor banquets and other non-room revenue at the host hotel. Peak demand is
typically during the work week from Monday through Thursday nights.
Within this market segment, two potential demand drivers for hotel space in the Bel Air
area are hotel/meeting space demand associated with weddings and special group hotel
demand such as sporting events held at the just opened Cedar Lane Regional Park in Bel
Air. We think these particular market segments have the greatest potential for the Town
of Bel Air to capture a greater than its fair share of future hotel demand.
Weddings
One particular group market segment that could be accommodated by an upscale hotel in
the Bel Air area is weddings and other special events. The Town currently lacks adequate
hotel / meeting space to host these types of special events. Discussions with local
stakeholders find that the location of an upscale type of hotel to host such events would
be desirable in the Town. Furthermore, an upscale hotel product could provide local
lodging options for guests who attend weddings at other nearby locations such as
Liriodendron Mansion and Rockfield Manor. In addition, the hotel could provide a larger
amount of meeting space to host such events that has been noted as missing in the area.
We would anticipate that such a facility could generate a disproportionate amount of
revenue from non-room revenue for rental fees for such meetings spaces,
restaurant/catering revenue, etc.
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Exhibit 5.16. Projected Room Demand for Special Events Weddings
No guests per event

225

Total attendees1
% Overnights Guests
No. Overnight Guests
Party Size
No. Room nights (Weekend)

720
25%
180
2.25 people
160

1

Assumes 4 events per weekend at 80% capacity

Assuming that the an upscale hotel facility would be host to weddings in the County – we
projected that during the wedding “high season” in the months of June and July, the
facility could accommodate 4 events per weekend (at an average of 225 guests per
event) with 25 percent of those guests being overnight at the hotel. This would generate
approximately 160 room nights per weekend for all four events.
Cedar Lane Regional Park Events
The Cedar Lane Regional Park is a state of the art 110 acre multi-sport recreational
complex located in Greater Bel Air, the first of its kind to be located in Harford County.
The park is a cooperative effort between the public sector, Harford County Parks and
Recreation and the private sector, Cedar Lane Sports Foundation.
The Cedar Lane Regional Park facility will serve as the location for several regional
events that will be a driver for hotel rooms. For example in the Spring of 2009, the park
will play host to events such as the March Madness – Boys and Girls Soccer Tournament
(4,800 hotel nights), US Lacrosse National Club Championship (2,600 hotel nights), Boys
LAX Youth Tournament (1,400 hotel nights) and Summer Showcase Girls LAX
Tournament (1,000 hotel nights). In all, a projected 10,000 hotel nights are projected as a
result of sporting events from the six month period January through June 2009.
Exhibit 5.17. Projected Demand – Hotel Rooms (2009)
Projected Demand Room Nights
10,000 (6 months)
20,000 (annual)

Supportable Hotel Rooms
at 67% Occupancy
40 rooms
80 rooms

Source: BBPC, Harford County Tourism

Given the Cedar Lane Regional Park’s location in the Greater Bel Air area, a potential
location of a hotel in the Bel Air area would not be infeasible given the current lack of
existing hotel inventory in the Town. A high quality hotel in Bel Air that provides discounts
to sporting teams and other amenities could capture a higher percentage of the room
nights compared to other hotels located further away (e.g. I-95 corridor locations).
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5.4.3 Leisure Segment
The leisure market segment consists of individuals and families who are spending time in
the area or passing through en route to other destinations. Their travel purposes include
sightseeing, recreation, shopping, visiting friends and relatives, or other non-business
activities. Leisure demand is strongest Friday and Saturday nights and weekdays during
holiday periods and the summer months. These peak periods are negatively correlated
with corporate/government visitation, underscoring the impact and need of capturing
weekend and summer tourist travel.
Leisure travelers are the most price sensitive segment of the lodging market and may
prefer accommodations where parking is convenient to rooms. This segment often
selects accommodations that include complimentary amenities such as continental
breakfast. Ease of highway access and proximity to tourist attractions and retail centers
are important considerations.
We anticipate that a well positioned hotel product in the Bel Air area would capture a
modest amount of the leisure market segment given its location vis-à-vis the lodging
facilities along the Interstate 95 corridor which would capture the predominate amount of
transient visitors. However, given the amount of retail development and entertainment
options in the Bel Air area, and that certain travelers may be brand loyal to certain types
of higher quality hotel products, an upscale project in the Bel Air area could capture these
market segments.

5.5

Positioning Recommendations

The lodging market in Harford County is currently oriented toward the Interstate 95 and
Route 40 corridor with concentrations of hotels located in Aberdeen and Edgewood,
adjacent to APG and the Edgewood area of APG. The primary type of hotel is a mid-scale
facility with and without food and beverage. The primary drivers are business travelers
who visit the federal government facilities and transit visitors who stop in the County while
on their way to other destinations. The remaining drivers includes those tourists and
business / corporate traveler whose destination is the County.
In general, the factors that drive site selection for hotels include complementary economic
and market indicators, proximity to large employers, proximity to major roadways, ease of
access and visibility – all valid reasons as to why the existing hotels in the County are
currently located along the I-95 corridor in Aberdeen and Edgewood.
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Exhibit 5.18. General Lodging Site Selection Criteria
Complementary economic and market Promotes lodging expansion and retention (e.g.
indicators
growth in population and households, large, diverse
and growing employment base, and proximity to large
employers)
Health of existing hotel market
Defines the condition of the lodging market and levels
conditions
of success (e.g. low vacancy rates, high occupancy,
high ADR (average daily rates))
Ease of access and visibility
Avoids confusion and turmoil amongst visitors
Proximity to major roadways /
Promotes self-marketing, increased site visibility and
highways
provides a sense of direction
Proximity to retail, entertainment and
Provides guests leisure amenities outside of the
recreation amenities
facility and an enjoyable experience
Proximity to major corporate office
Provides easy access to nearby corporate
and government employment
employment facilities

Implications for Town of Bel Air
The Town of Bel Air, the County Seat of Harford County, currently does not have an
existing lodging facility, nor is there one under construction or in the planning stages.
Based on current and projected economic and market conditions, lack of existing quality
facilities including quality meeting space in the Town and the County, future demand as a
result of selected targeted market segments (e.g. weddings, sporting events in area), we
believe that the Bel Air area is well positioned for an upscale lodging product with a larger
amount of meeting space relative to the other existing hotel facilities in the County.
Another option could be a higher end Bed and Breakfast facility, which would have fewer
rooms and could provide high quality lodging space for visitors (business and leisure) to
the Town. Currently the Town does not have an existing B&B.
Advantages









Bel Air is the County seat
Bel Air has significant retail and entertainment options
Need for more quality, larger meeting space in the Town (and the County)
Limited supply of upscale hotel product in County
Limited pipeline for upscale project (to be located in Aberdeen) in County
Capture tourist demand from group tourists such as Cedar Lane Regional Parks
events
Provide quality meeting space and lodging facilities for special group events such
as weddings
No existing competition in Town

Challenges




Location (distance to Interstate 95 corridor)
Competition along Interstate 95 corridor
Near term national hotel industry fundamentals are poor (e.g. ADR, RevPAR,
occupancies, etc.)
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With one true upscale hotel facility under construction in the County, the 96-room Hilton
Garden Inn in Aberdeen with a planned opening in February 2009 (another upscale
facility is more of a suites hotel - the 92-unit Homewood Suites in Belcamp currently
under construction with a planned opening in May 2009), we believe that the Bel Air
market can capitalize on this growth in target market segments and provide a unique
product in the County that is currently underserved in the market.
Exhibit 5.19. Recommended Hotel Positioning Strategy – Bel Air
Type
Potential Flags
Size
Meeting Space
Amenities

Primary Demand Drivers

Upscale
Hilton Garden Inn, Four Points, Hyatt Place,
Courtyard by Marriott
90-120 rooms
3,000-6,000 square feet
 Full services restaurant
 Business center
 Recreation facility




Special events (e.g. weddings)
Group tourism (e.g. local and regional sporting
events)
Business traveler (non-military related)

The recommended hotel product would include an upscale type flag (e.g. Hyatt Place,
Four Points) of 90 to 120 rooms, with a larger amount of meeting space (i.e. 3,000 to
6,000 square feet) that could generate a disproportionate amount of revenue from nonroom revenue from meeting space rental, a full service restaurant and other revenue
sources.
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6.0 Implementation Strategies
This section provides an overview of potential development opportunity sites within the
three corridor districts that could accommodate the projected demand for retail, office and
lodging space as well as an implementation strategy / action plan to guide future
investment in the Town.

6.1

Development Opportunity Sites

One of the greatest constraints to (re)development and revitalization along the three
commercial corridor districts is the lack of available land for redevelopment. The Town of
Bel Air is essentially built out, with limited pockets of sites that can be developed.
However, as buildings age over time, potential opportunities for redevelopment of existing
property may be presented. Based on site visits and discussions with key stakeholders,
the following represents potential (re)development sites within the study areas.

9

8
6
4
2
11

1

10

12
5

7

3
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Exhibit 6.0 Town of Bel Air - Development Opportunity Sites

3

Property Description
Harford County Administration Building &
Parking Lot
Harford County Sherriff's Office Building
on Main Street
Bel Air Auto Auction

4

Ward Associates Office Building

5
6

Vacant Parcel
Armory Park / Armory Plaza Market

7

Former Crackpot Restaurant Site

8

Old Bel Air High School

9

Proctor House

10
11

Williams Street Vacant Parcel
Former Gasoline Station on Bond Street

12

Route 1 Parcels (Kunkel properties,
Sherwin Williams parcel, Hershey Auto
Park)

1
2

Comment
To become available after office consolidation
Sherriff’s office will be relocated to Old County
building on Hay’s Street
Property represents opportunity to be annexed by
Town
To be developed into a 25,000 square foot, 3-story
Class A office building on Hickory Avenue
Adjacent to BB&T Bank on Route 1
Potential incubator/retail space in existing parking
garage behind Armory
Existing 16,000 square foot restaurant that is
currently vacant
Town has MOU for potential artists lofts, currently
owned by County Board of Education
Potential site for B&B, currently owned by County
Board of Education
5 acre vacant site
Town is working with property owners for potential
redevelopment
Family owned properties which could represent
potential future assembled redevelopment
opportunities

Source: BBPC , Town of Bel Air Planning and Community Department & Stakeholder Interviews

These sites represent potential opportunity sites for (re)development to accommodate the
projected demand in retail, office and lodging. In prioritizing sites for (re)development, a
number of criteria may be employed. These include:











Existing site characteristics (land acreage, existing buildings/vacant, condition of
buildings, access, visibility, environmental constraints if any, etc.)
Land ownership
Redevelopment potential based on land acreage, location
Existing land use policies/zoning
Degree of prior investment
Local government involvement/interaction
Land/building values
Interrelationships with adjacent parcels
Public and private sector investments/support
Relationship to pedestrian and vehicular accessibility
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6.2

Implementation Strategies Toolkit

Facilitating (re)development and revitalization in the Bel Air commercial corridor districts
and within the Town as a whole will require a coordinated plan of action between the
public and the private sectors with a coordinated focus that allows existing businesses
(particularly along the Main Street corridor) strong opportunities to thrive in the area. The
implementation strategies toolkit can be broken out into four broad categories:

These categories are directly tied to the types of strengths, challenges, and opportunities
identified through stakeholder interviews and analysis, and are meant to improve both
place resources (e.g. land, buildings, transportation, and quality of life amenities) and
business resources (e.g. support networks and development programs).

Organization


Expand Town Marketing Resources – Since marketing and promotion is a major
part of implementation strategies recommended for Bel Air, the Town should
invest in an expanded marketing budget. The budget would include resources for
advertising (e.g. brochures, print ads, radio), public relations (e.g. annual report,
photography, regional marketing partnerships, website) and special events (e.g.
festivals and shows).



Formalize Economic Development with a New Department – With an ambitious
set of implementation strategies outlined for the Town, there is a need to
separate the economic development effort from planning activities in order to
formalize and focus economic development. Adding additional staff would enable
the Town to better execute the visions developed through plans.
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Economic Recruitment, Retention and Expansion


Focus on Bringing New Residents Downtown – While the other retail areas in Bel
Air have been able to attract customers in the evening, downtown Bel Air has not
established itself as an evening destination primarily because of a lack of
downtown residents to supplement the daytime office worker customer base.
New residents are particularly important to stimulate the attraction of higher-end
sit-down restaurants downtown, which require an evening customer base.
Households also can create opportunities for businesses providing everyday
services – from food to medical services.



Provide Entrepreneurial Support with a Business Incubator – There is a strong
interest in Bel Air in cultivating new entrepreneurs to grow and then expand in
downtown Bel Air. A small business incubator, which provides for co-location of
retailers in small spaces (sometimes simply a small area within a larger retail
space) can offer retailers an affordable entry point from which to grow and thrive.
The Bel Air Reckford Armory has been identified as a possible incubator
(particularly, its garages), and development of Armory Plaza as a green space
and special events destination would help to generate foot traffic for businesses
locating there.



Focus on Developing an Arts and Entertainment Cluster – Stakeholders have
expressed strong interest in arts and entertainment driven retail growth, and a
recent study of Harford County’s propensity for a cultural arts facility has
document Harford County’s residents desirability as prospective arts and
entertainment patrons. Cultivation of arts and entertainment downtown is a strong
economic strategy in that the State of Maryland’s Arts and Entertainment
program offers many incentives for communities that achieve A&E designation.
Specialized recruitment of art galleries, and hosting of arts and entertainment
based events, such as film festivals, would help to create an arts and
entertainment niche. Several actors are also living in the County, which could
provide support for a small-scale acting studio downtown. Therefore, an
important first step in developing an arts and entertainment cluster is
identification of artists and performers in the County and region, followed by
outreach to generate interest in potential art galleries and shops.



Outreach to Property Managers and Property/Business Owners – Regular
discussions with property and business owners and managers can help to
identify redevelopment, reuse and/or infill opportunities for mixed-use
development. Discussions can also result in references to retail brokers that
should be contacted and supplied with marketing information.



Build Relationships with Retail Brokers – For major retailers, local and regional
retail brokers are the gatekeepers for new sites. For this reason, building
relationships with area brokers to inform them of Bel Air’s assets as a retail
destination is critical. Brokers that should be contacted are not limited to Harford
County, but include major brokers from the Washington, DC/Baltimore region that
will be helping retailers choose among similarly situated outer suburbs (e.g.
Leesburg, Frederick, Fredericksburg) to Bel Air. To bring this information to the
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national radar screen, the Town should become involved in the International
Council of Shopping Centers (ICSC) and attend its annual conference, which
serves as the retail industry’s major networking event. Information should include
demographic data, including number of households, education and income,
ideally based on recent “on-the-ground” trends. For example, households may be
more reliably estimated by keeping tabs on residential permit activity and
vacancy rates than secondary data sources.


Develop an Informative and Interactive Website to Aid in Recruitment – The Town
should supplement outreach to brokers (and marketing to new residents) with an
informative and interactive website focusing on economic development in Bel Air.
The website should be very graphically appealing, easy to use, and offer strong
data on Bel Air’s demographic and economic characteristics to convince retailers
and brokers that Bel Air is a strong choice for expansion of retail, hotel and office
development.



Highlight Business Expansions and Plans Via Email – Once a strong network of
property owners, managers, businesses, and brokers is established, create an
email list serve and send periodic updates through email about business
happenings. The updates should showcase business expansions and plans of
specific retailers, and will be a helpful recruitment tool because many individual
retailers will be attracted to a market once they learn a competitor has opened
shop (and therefore, already learned that Bel Air has the favorable demographics
needed for expansion).



Retain County Entities Downtown, and Promote Consolidation – A large part of
downtown Bel Air’s current success is related to the presence of large County
entities downtown, which provides a daily customer base for retailers, and could
offer opportunities for residential expansion for those workers that wish to live
close to work. The Town should advocate for County entities to stay (or relocate)
downtown whenever an office move is contemplated. That being said,
consolidation of County offices downtown is also desirable in order to free up
sparse office real estate downtown for additional office workers. Such
consolidation would allow the Town to realize a higher density of office workers
downtown, and therefore a stronger customer base for retailers.

Design, Infrastructure & Environment


Develop a Comprehensive Parking Strategy – The availability and convenience of
downtown parking is an important consideration for retailers and prospective
downtown developers of infill and adaptive reuse projects. Bel Air has already
invested in prior parking analysis, and now must work with the County to
implement a comprehensive parking strategy that includes creation of a new
public parking garage and parking authority. Innovative parking strategies may be
employed that include reduced parking requirements, payment in lieu of parking
(PILOP), and provisions for shared parking arrangements.
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Conduct a Downtown Visioning Study – Many stakeholders spoke of the
desirability of mixed-use infill and reuse downtown to bring new residents and
office workers alongside retailers. However, the Town lacks a unified vision for
such downtown reuse and redevelopment. The Town should undertake a
visioning study with an urban design or architecture firm with experience
providing visualizations and public workshops to help property and business
owners as well as the general public “see” downtown’s opportunities.



Shuttle for Center for the Arts – Rockfield, located near downtown Bel Air, is on
the short list of sites for the Harford County Center for the Arts. If Rockfield is
chosen for the arts facility, a shuttle connecting the center with downtown would
be a mutually supportive investment for both the Center and the Town. The
shuttle would link arts center visitors to dining and shopping offerings, providing
visitors with an expanded itinerary and enhancing the center’s desirability as well
as providing a benefit for downtown retailers and restaurants.

Marketing & Promotion


Expanded Special Events Programming – Stakeholders have expressed interest
in the addition of a broader variety of special events in downtown Bel Air, to add
to the existing roster of events. The Bel Air Downtown Alliance has already
created a strong program of events, including First Fridays, a chocolate festival,
statewide BBQ bash, street festivals, and free movie and entertainment
programs; the Town also hosts a farmers market, July 4th celebration, Christmas
parade, and an arts festival. Stakeholders have suggested that new events
include music festivals, food festivals, and a film festival. Since Harford County
has an emerging wine industry, the downtown also could feature special wine
festivals or wine and dine events that showcase local wines alongside downtown
dining offerings. The expansion of special events programming can eventually
create a stronger pull for visitors to the Town, who would be more likely to spend
a night or weekend if given a full itinerary of activities. Enhanced visitation could
in turn support a bed and breakfast or upscale hotel. Armory Plaza, a green
space being developed next to the Bel Air Reckford Armory, will offer a new
space for special events to take place.



Late Night Promotions – Currently, many downtown retailers do not offer evening
shopping hours. These hours may change when more residents are brought
downtown through redevelopment and reuse efforts (including efforts to add
housing to upper floors of properties); however, to set the stage for such
transformation, special events focused on extending retail operating hours should
be pursued. In Frederick, Downtown Frederick Partnership (the Main Street
organization) encourages retailers to stay open until 9 pm or later every Friday.
In Bel Air, this message could be adapted to Saturdays or Thursdays to
complement the First Friday events already held by the Downtown Alliance.
Retailers are reminded of the initiative through email blasts, at monthly promotion
meetings, and through annual postcards created and distributed to retailers. The
postcards highlight businesses that have pledged to stay open late each Friday
and are displayed next to registers to remind customers that there will be a
critical mass of stores open if they visit downtown on Friday nights.
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New Resident Welcome Packet – Bel Air and Harford County are projected to add
new residents as a result of BRAC, and each new household offers a retail
marketing opportunity. Welcome packets should be created that provide new
residents in the Town and County with a map of retail areas in the Town and a
schedule of special events to encourage them to check out all that Bel Air has to
offer.



Reinforcement of Existing Branding Elements – The Bel Air Downtown Alliance
has invested in a strong branding message for the downtown over the past
several years. The organization developed a logo, a catchphrase (Bel Air, the
Heart of Harford), a blue, red and white color scheme, and installed signage in
downtown that featured these branding elements. However, with recent
streetscape improvements, new banners were installed around downtown that
did not feature the colors and logo that the Main Street program had developed.
These banners are an important branding feature in that every vehicle or
pedestrian that passes by is reminded of downtown Bel Air, and the repetition of
this message is key to establishing a strong brand. When the banners are due for
replacement, and as other streetscape or other infrastructure projects emerge,
the Town should advocate for the use of downtown Bel Air’s branding to reinforce
the brand.



Develop Day-Tripper Visitation – Bel Air is fortunate to be situated in the affluent
broader mega-region that spans Washington, DC, Baltimore and Philadelphia.
To best capitalize on this location, Bel Air should market its unique assets – its
special downtown – as a destination for a day or weekend trip through advertising
in the region’s major media outlets.
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