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Welcometo Bel Air

Bel Air is Harford County's walkable, small-town seat — a place where you can grab coffee on Main
Street, catch a summer concert on the Bel Air Armory lawn, and still be inside 1-95 in twenty minutes. This
playbook is what | hand to every buyer who tells me they're seriously considering a move to Bel Air in
2026: the numbers, the neighborhoods, the schools, the financing landscape, and the exact process my
clients use to win homes here.

It's built from real Harford County MLS activity and eight years of on-the-ground work in this market. Read
it end-to-end, or jump to the section you need.

1. The 2026 Bel Air Market at a Glance
2. Neighborhoods & Where to Look

3. Schools, Parks & Everyday Life

4. Commute & Location

5. Financing in a Higher-Rate Market
6. Writing an Offer That Actually Wins
7. The 10-Step Buyer Timeline

8. Buyer's Due-Diligence Checklist

9. Common First-Time-Buyer Mistakes

10. Your Next Step
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1. The 2026 Bel Air Market at a Glance

Median sale price ~$465,000

Median $ / sq ft ~$225

Median days on market 12-18 days

Avg. sale-to-list ratio 99-101%

Months of inventory ~1.4 (seller's market)
Population (town + greater Bel Air) ~10,000 town / ~44,000 CDP

You'll compete. Well-priced homes under $500K in 21014/21015 routinely see 4-8 offers in the first
weekend.

Move fast, but not blind. Two-week timelines from tour to signed contract are normal — pre-approval
and a same-day tour plan are non-negotiable.

Price growth is steady, not frantic. Expect 3-5% appreciation in 2026, well below the 2021-22 spike
but healthy.

Inventory is thin above $700K. Luxury buyers in Todd Lakes, Winters Run, and Greenbrier estates
have more leverage.
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2. Neighborhoods & Whereto L ook

"Bel Air" covers a lot of ground. Here are the five pockets | send buyers to most often, sorted by what
usually drives the decision.

Walkable to Main Street, the Armory, and MDLive concerts. Older colonials and Cape Cods on tree-lined
streets. Best for buyers who want a genuine small-town feel and don't need a big lot.

Newer construction, larger footprints, quiet cul-de-sacs. Popular with families upgrading from a starter
home. Expect $600K—-$850K.

Established, wooded, larger lots (*2—1+ acre). Strong resale, top-rated schools, and easy access to Route
24,

Sweet spot for first-time buyers — 1970s-90s colonials and split-levels in the $400s-$500s, feeding into
strong schools.

Slightly further from downtown, more space, newer HOA communities. Good middle-ground for
commuters heading to Aberdeen or APG.
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3. Schools, Parks & Everyday Life

Harford County Public Schools serves Bel Air, and the town is inside the boundaries of some of the
district's strongest programs. Highlights buyers ask about most:

Bel Air High School — long-standing academic and athletics reputation, strong AP program.
C. Milton Wright High — feeds the Forest Hill / north Bel Air area; consistently top-rated in the county.
John Carroll School — Catholic, co-ed college prep, 9-12, on Churchville Road.

Harford Day School — independent PK—8 on Rock Spring Road.

Ma & Pa Heritage Trail — paved rail-trail running right through Bel Air and Forest Hill.
Rocks State Park — the King and Queen Seat overlook, 20 minutes north in Jarrettsville.
Annie's Playground (Fallston) — one of the largest community-built playgrounds in Maryland.

Bel Air Armory & Shamrock Park — downtown green space, farmers market, summer concerts.

Downtown Bel Air is genuinely walkable — coffee at Green Bean, dinner at Pairings Bistro or Looney's,
and a full calendar of Main Street events (First Fridays, holiday parades, farmers market). Big-box
shopping and everyday errands live along Route 24 and MacPhail Road.
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4. Commute & Location

Bel Air sits at the crossroads of MD-24 and US-1, about 8 miles from 1-95. Realistic drive times off-peak
(add 15—25 min in rush hour):

1-95 (Exit 77A)

Aberdeen Proving Ground (APG)
Downtown Baltimore

BWI Airport

Havre de Grace

Newark, DE

8 mi

12 mi

28 mi

48 mi

18 mi

42 mi

12—-15 min

20 min

40-50 min

55-70 min

25 min

45 min

MARC train commuters use the Aberdeen station (Penn Line) — about 15 minutes from Bel Air, then a

45-minute ride to Baltimore Penn or 90 minutes to DC Union Station.
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5. Financing in a Higher-Rate Market

Rates in the mid-to-high 6% range are the new normal. That changes the math on affordability, but there
are more programs than most buyers realize:

Conventional 30-year — 3-5% down for well-qualified buyers; PMI drops off at 20% equity.
FHA — 3.5% down, more forgiving credit. Watch for MIP that stays for the loan's life at <10% down.

VA loans — 0% down, no PMI, for eligible service members. APG proximity makes these common
here.

USDA Rural Development — 0% down; parts of northern Harford County (Jarrettsville, Whiteford,
Pylesville) qualify.

Maryland Mortgage Program (MMP) — down payment / closing cost assistance for eligible buyers,
stackable with FHA/Conv.

2-1 buydown — seller-funded rate reduction for the first two years; useful in slower months when
sellers will negotiate.

At today's rates, a $465K purchase with 10% down runs roughly $3,000-$3,300/month in principal,
interest, taxes, and insurance in Harford County (property tax rate is competitive vs. Baltimore County).
Get a real Loan Estimate before you tour — it changes what you look at.
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6. Writing an Offer That Actually Wins

In multiple-offer situations — and you will see them — price is only one lever. Here's what actually moves
sellers in Harford County:

Pre-underwritten approval (not just pre-approval) — sellers know the loan will close.
Clean earnest money — 1-3% deposited within 3 business days.

Tightened contingency windows — inspection in 5-7 days, appraisal waiver where the numbers
support it.

Flexible settlement date — match the seller's timing; often more valuable than $5K in price.
Appraisal gap language — commit to covering a specified gap, not a blank check.
Escalation clause — used sparingly, capped, with proof-of-competing-offer language.

A short, human cover letter about the property — legal in Maryland with care; keep it about the
home, not the family.

The Bel Air Buyer's Playbook - 2026 Edition Page 8



/. The 10-Step Buyer Timeline

Timeline Milestone

Weeks 1-2

Week 2

Weeks 2—-6

Day 0

Day 1-3

Days 3-10

Days 10-14

Days 14-35

Days 30-40

Closing day
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Get pre-approved. Talk to 2 lenders, compare Loan Estimates side-by-side.

Sign a buyer-broker agreement (required in MD since Aug 2024) and set search criteria.

Tour actively. Plan on 8-15 showings before you find the one.

Write the offer within 24—48 hours of your best showing.

Negotiate. Expect a counter; multiple-offer scenarios often resolve in one round.

Home inspection, radon, and (if applicable) septic/well inspections.

Negotiate repairs or credits based on inspection findings.

Loan processing, appraisal, title work. Stay off new credit lines.

Final walkthrough 24—48 hours before closing.

Sign, wire funds, get keys. Welcome to Bel Air.
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8. Buyer's Due-Diligence Checklist

Pull the plat and check lot lines, easements, and setback restrictions.

Check the HOA docs if applicable — dues, restrictions, reserve fund health.

Confirm school assignment on the HCPS boundary tool (attendance zones do shift).
Look up the property on Maryland Real Property (SDAT) — tax assessment, sale history.

Drive by at 5:30pm on a weekday and again on a Saturday morning.

General home inspection (always).

Radon test (Harford County has mid-to-high radon zones — always test).
Septic and well inspection for homes outside the town sewer/water system.
Termite / wood-destroying-insect report (required by most lenders anyway).

Chimney and oil-tank inspection for older homes.
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9. Common First-Time-Buyer Mistakes

SHOPPING BEFORE YOU'RE PRE-APPROVED.

You'll fall in love with a house you can't write on. Always get the Loan Estimate first.

COMPARING RATES INSTEAD OF LOAN ESTIMATES.

The rate is one line. Origination fees, discount points, and lender credits swing the total cost by thousands.

SKIPPING THE INSPECTION TO WIN A BID.

In Harford County I'd rather see a tightened 5-day inspection window than a full waiver. Radon and septic
issues get expensive fast.

OPENING A NEW CREDIT LINE DURING UNDERWRITING.

New car, new furniture card, even a credit-limit increase can retrigger underwriting and delay closing.

FALLING FOR THE SCHOOL DISTRICT WITHOUT CHECKING THE BOUNDARY.

Two houses on the same street can feed different schools. Verify with the HCPS boundary tool.

WAIVING THE APPRAISAL WITHOUT THE CASH TO BACK IT.

Only waive appraisal if you can actually cover the gap. "I'll figure it out” is not a plan.
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10. Your Next Step

If Bel Air is on your shortlist for 2026, the single most valuable thing you can do this week is a 30-minute
buyer strategy call. No pressure, no obligation — we'll look at your budget, priorities, timeline, and the
current inventory that actually fits, then map out a plan.

BOOK A CALL

Josh Tessier - REALTOR®, Lee Tessier Team
Phone / text: (443) 658-3157

Email: josh@leetessier.com

Web: talkharford.com

This guide is for informational purposes only and is not legal, tax, or lending advice. Market figures reflect
Harford County MLS data available at the time of publication and change frequently. Consult your lender,
attorney, and tax professional for guidance specific to your transaction.
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