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Based on the findings and recommendations of our 2016-17 Strategic Planning process working with 
Ken Gelula and Associates, the DRC renewed our commitment to targeting resources to specific 
neighborhoods so that we would be in the best position to make an impact that has visible, tangible, 
measurable results. After examination of further real estate sales data, stakeholder input, and block 
group level census data, the Board and staff of DRC arrived at the decision that multiple scales of work 
are needed for our revitalization strategy to be effective between 2017 and 2020. We outline these 
different scales below after providing some broader context. 
 
Broader Context: Dundalk’s Opportunity is Now 
Dundalk is poised to take off as an economy and housing market, with new jobs coming to the area 

and interest in its housing on the rise. Making the most of current trends, and reinforcing investments 

already made and those now underway can help us amplify the momentum. 

Building on Dundalk’s Jobs and Workforce Development Momentum: 

The big news is Tradepoint Atlantic (TPA), the rebranded Sparrows Point steel mill site adjacent to 

Dundalk. The locally-controlled investment group that owns TPA has $1 billion in financial capacity and 

a ton of media savvy, briefing the community regularly, committing $48 million to environmental 

remediation, and engaging influencers via the Baltimore Business Journal and an economic impact 

study by Anirban Basu. New tenants including FedEx are generating 3,000 jobs and $3 billion in 

investment; expected within 10 years are 10,000 direct and 7,000 indirect jobs. TPA is actively 

courting US Wind, an offshore wind facility manufacturer that was just awarded energy credits from 

Maryland Public Service Commission. A workforce development consortium including TPA, Under 

Armour, and the Community College of Baltimore County supports a pipeline of workers for the 266-

acre Port Covington project across the harbor, and the 3,100-acre TPA site here in Dundalk. Expanded 

bus lines are sought, and a hotel and retail center planned. 

   



Other Employers offer expanding opportunities: 

• The Amazon Fulfillment Center, opened in 2015, currently employs 3,000+ 

• Maryland Port Administration, employing over 8,000 and exceeding productivity goals 

annually. 

• Johns Hopkins Bayview Medical Center, part of the largest private employer in Maryland 

• The Community College of Baltimore County, employing over 3,000 

 

Residential and Commercial Developers are Re-discovering Dundalk: 

Data gathered for DRC by real estate consultant Jody Landers shows that most of the neighborhoods 

under the DRC service area have been steadily rebounding from the severe housing market downturn 

that began back in 2006-2007. Unfortunately, the data also show that distressed sales continue to have 

a significant influence on prices and investment activity in many neighborhoods. In 2012 distressed 

sales accounted for 35% of all sales in Dundalk Neighborhoods and in 2016 distressed sales comprised 

40% of all sales. Despite the negative effect of distressed sales, Standard sale prices have increased 

nearly 20% over the past four years or an average of 5% per year. Foreclosure prices have also 

increased by almost 11% in during that same period of time. 

   

In all, over 600 new single family housing units have been completed or initiated over the last 6 

years, including: 66 new Ryan single family detached, avg. sale price of $291,000; 50 units of single 

family detached +104 townhomes by CalAtlantic (formerly Ryland) + plus 26 waterfront townhomes.  

The Village of Bear Creek includes 39 waterfront garage townhomes completed in 2014, final prices in 

the $400,000s; K. Hovnanian Homes’ 107 garage townhomes, 1700-2100 s.f., priced from the mid-

200s; 194 townhomes planned at the former Seagram’s distillery. Sparrows Point Country Club, with a 

spectacular waterfront golf course, will pursue 200+ homes in Fall 2017. One of our Market Boost 

partners, Chesapeake Custom Properties, is growing and doing infill SFD homes in Edgemere. 



Affordable and market-rate multifamily housing investments include: Silverbrick acquisition and 

renovation of 600 apartments just 1 block from our Main Street. In 2017 Merritt Station, a 72-unit 

LIHTC project with ground-floor retail. Enterprise Homes completed the Greens at Logan Field 

affordable senior housing in 2014. $1,032,000 in State and County funds are supporting improvements 

to the Day Village Apartments, and an LIHTC award in Fall 2015 is supporting renovations to 118 units 

at Lyon Homes. 

DRC’s 2014 BRNI-funded Market Study showed that while the demographics of the Historic Main Street 

area are challenged, there is $87 million in leakage of consumer spending by residents within a 3-

minute drive of the Main Street to other areas within 21222 and beyond, and $230 million in leakage 

of consumer spending from 21222 to other zip codes that could be captured by new Dundalk retail. 

New commercial investments in greater Dundalk include the opening of Key Brewing and their 

taproom, a facelift of the Merritt Park Shopping Center, the opening of Jalapenos latin-themed grocery 

store, a Texas Roadhouse, Chili’s Restaurant, expanded Gold’s Gym, and Chicken Rico. 

 

In Dundalk’s historic Main Street, Little Crystal Bijoux purchased their own building in 2016 after 

starting as a DRC pop-up shop. Financing for them was a challenge, but a Neighborhood Business 

Works loan, a County Boost loan, and a BRNI-funded Commercial Improvement Grant made it happen. 

DRC recruited 2 pop-up shops for Fall 2016 and one became another permanent business in the Main 

Street: Zallie’s crafts. Several businesses have made façade improvements. DRC’s own building 

renovation has begun with a Main Street business incubator to open in Summer 2018.  

 

 

 

 



Leveraging Public Investments in Dundalk’s Future: 

• 3 new Dundalk-area Elementary Schools in pipeline for next 5 years, including a $31 million 

Dundalk Elementary School, scheduled to open in Fall 2019 

• New $100m Dundalk-Sollers Point High School Opened 2013 

• Dundalk Recreation and Y Aquatics Facility, Sollers Point Multipurpose Center and Library 

• Infrastructure and parks investments by County in Turner Station and Historic Dundalk 

 

   

Making the Most of Dundalk’s Assets: 

• 43 miles of waterfront including many waterfront parks 

• Close proximity to downtown Baltimore and to 695 and 95 

• Dundalk National Register Historic District, town center, and a 100 year-old town plan 

• Dundalk has a wide range of housing types among the most affordable in the region 

• Dundalk’s people are welcoming and resourceful, and our 24 neighborhoods have a 

“realness” and authenticity you can’t buy in a “new” community  

 

   



Marketing Dundalk Requires Concentric Circles of Intervention: 
 

• Dundalk’s overall image is improving due to our own marketing efforts and the range of 
investments mentioned above by both the private and public sectors. But shifting the 
community’s image requires a sustained commitment and an ever-broadening coalition of 
partners supportive of growth. 

• Dundalk is a series of peninsulas, and people do not drive through Dundalk on their way to 

somewhere else, so it is that much harder to challenge broad public perceptions based 

upon decades-old stereotypes of a polluted industrial town. 

• We want to attract an economically diverse, broad range of homebuyers to our community 

and highlight our 43 miles of waterfront and wide range of affordable housing types. 

• The partnerships we have built for this broad effort, including lenders, real estate agents, 

housing counseling agencies, developers, local government, and community stakeholders all 

support a broader focus for marketing as part of a longer-term process of rebranding the 

greater Dundalk area at the same time that new employment opportunities are created. 

• We will also engage in other specific marketing efforts for our target neighborhoods. 

 



1. Target Markets 
As part of our 2016-17 Strategic Planning Update, our consultant Ken Gelula arranged for staff to 
meet with community development guru David Boehlke, who worked extensively with the early 
establishment of the Healthy Neighborhoods program in Baltimore City. He saw many possibilities 
regarding target neighborhoods and suggested that we work to get a better understanding of our 
target markets to better understand buyer demographics, preferences, and price points. That 
research work is being completed by DRC staff in 2017, but initial interviews with 4 of our realtor 
partners and two focus groups with realtors and lenders give us some indicators.  
 

Realtors tell us that Dundalk homebuyers are: 

• Willing to look past stereotypes and what is trendy.  

• Hoping to tap into the momentum they observe in news stories about new investments 

and jobs coming to the area. 

• Looking for: 

a) Affordable, renovated homes for households of 1-2 people who either don’t plan to 

have kids or do not have them now. 

b) Homes close to the city/commutes to work, but with lower taxes and lower crime 

than city neighborhoods. 

c) Opportunity to make an investment in a location where prices are still affordable 

today, and likely to appreciate over time. 

d) Affordable suburban living with backyards for lower income families with kids. 

   
 
 
We also see the following as key target markets: 

• Current Dundalk Renters. We know from surveys of attendees of our Housing Fair events 

that a key market for home purchases in Dundalk is the current Dundalk rental population, 

since they are already familiar with, and have made an initial commitment to, living in 

Dundalk.  We will deepen outreach to Dundalk’s current rental population during 2017-

2020. 



• Immigrants. We have also seen an influx of immigrants to Dundalk in recent years, drawn by 

housing affordability, a desire to send their children to Baltimore County schools, and 

provide other amenities to their families. We seek to welcome them. We will deepen these 

outreach efforts during 2017-2020. 

• Local Workforce. Finally, we know that several local employers including Johns Hopkins 

Bayview Medical Center, The Community College of Baltimore County, Amazon Fulfillment 

Center, Dundalk Marine Terminal, and the new tenants at Tradepoint Atlantic will benefit 

from having their workforce close at hand. We will deepen outreach efforts to these and 

other local employers to reach their workforce, build co-marketing partnerships, and seek 

to develop live-near-your-work incentive programs during 2017-2020. 

 

 
2. Target Neighborhoods: the Dundalk Avenue Corridor 

Beyond these broader marketing efforts, Dundalk Renaissance Corporation will target our 
revitalization work in 2017-2020 to neighborhoods along the Dundalk Avenue corridor. There are 
several reasons why this focus will help us maximize our impact: 

 
 Dundalk Avenue: A Shared Gateway 

• Dundalk Avenue is a major gateway into Dundalk, and how these neighborhoods appear to 

visitors and prospective homebuyers impacts streets further into the heart of Dundalk.  

• Dundalk Avenue is also an “edge” of the community that is shared with Baltimore City. On 

most indicators, the city-side of these corridor neighborhoods present worse than on the 

county side. Repairing this edge and halting its further deterioration can help stabilize the 

neighborhoods on both sides of the City-County line. 

   

 

 



 Dundalk Avenue: Easy Access to Work and the Region  
 The proximity of Dundalk Avenue to major employers and to quick commutes to jobs elsewhere 

adds to the appeal of neighborhoods along the corridor: 

• Major employers adjacent to the corridor include: Johns Hopkins Bayview Medical Center, 

the Amazon Fulfillment Center on Holabird Avenue, the Dundalk Marine Terminal (Part of 

the Port of Baltimore), the Holabird Business Park, and the Community College of Baltimore 

County – Dundalk Campus. 

 

• Access from the corridor to Baltimore City, I-95, I-895, and I-695 is direct, making commutes 

from neighborhoods along the corridor simple and efficient. 

• Public transportation connections along the corridor under the MTA’s new Baltimore Link 

bus system include the CityLink NV route, and the local routes 65 and 62. 

• Bicycle lanes are already marked along the corridor and intersect with marked lanes on 

Holabird and Eastern Avenues, inviting connectivity and exploration by visitors from the 

broader area. 

Dundalk Avenue: Reinforcing Planned and Previous Investments  
Focusing on this corridor enables DRC to build upon current and previous investments by public 
and private sources:  

• A new Dundalk Elementary School, with a catchment area of 4,000 households, is scheduled 

to open in fall, 2019, and this investment presents an excellent opportunity to leverage 

excitement and dollars. 

   



• Households in neighborhoods throughout the corridor also feed into Dundalk-Sollers Point 

High School, which opened in 2013. 

• In 2010-2014, Ryan Homes constructed 66 new 2000sf+ single-family detached homes on 

the edge of the Dundalk Historic District. These homes sold for $220,000-$340,000 each, 

following an investment of over $20 million by Baltimore County to assemble the land.  

• Streetscaping of the City and County portions of Dundalk Avenue were completed by 

Baltimore City and County in the past 2 years,  

• The O’Donnell Heights public housing on the edge of the city has been under 

redevelopment by the Baltimore City Housing Authority for several years, with a New 

Urbanist style street layout and attractive brick town homes.  

• A new park adjacent to the Graceland Park neighborhood will be a new amenity for the 

entire corridor and help bridge the boundaries of city and county residents. 

• Osprey Development and DRC jointly renovated 150 apartments and rental town homes in 

2006-8 using Low Income housing Tax Credits, HOME, and CDBG funding.  

• Silverbrick Apartments and Townhomes is the newly rebranded and renovated 600-unit 

rental townhome and apartment complex adjacent to the Dundalk Main Street.  

• Baltimore City completed improvements to Cimaglia Park on the City side of the St. Helena 

neighborhood, and Baltimore County added a dog park to St. Helena Park on the County 

side of that neighborhood in the past 5 years. 

• Over the past 8 years, Baltimore County constructed the Watersedge Recreation Center, the 

Sollers Point Multipurpose Center including a new library branch, and renovated the 

Dundalk Recreation and Y Aquatics Center and the Fleming Senior Center. 

Dundalk Avenue: Quality of Life Amenities 
The corridor includes a rich offering of amenities for residents and prospective business 
owners: 

• The Dundalk National Register Historic District, a key asset that presents charming 

architecture in homes originally built for steel mill and ship building employees during 

World War 1.  

 



• The Dundalk Main Street designated a Maryland Main Street in 2004, features the historic 

Dundalk Village Shopping Center anchored by a Post Office, a Rite Aid, and a Family Dollar.  

• Neighborhoods along the corridor also feature parks with recreational amenities such as 

ball fields and/or basketball courts, a dog park (St. Helena), a Y aquatics center (Heritage), 

playgrounds (St. Helena, Watersedge, Fleming), walking paths (Cimaglia, Sollers Point), 

multipurpose community recreation buildings (St. Helena, Heritage, Sollers Point, Fleming), 

a library branch (Sollers Point) waterfront views/boat ramps/fishing piers (Watersedge, 

Fleming), and picnic areas (all).  

• Within or immediately adjacent to the neighborhoods along the corridor are the Ateaze and 

Fleming Senior Centers. 

Dundalk Avenue: A Wide Range of Housing Choices, Price Points, and Market Conditions 

The Dundalk Avenue corridor offers a wide range of housing types and price points, which 

enable DRC to maximize our impact while reaching a broad range of current home owners and 

prospective home buyers. Within the corridor are row homes selling for less than $50,000 

which need substantial renovations, more desirable row homes that have been fully renovated 

for $130,000, and detached homes for between $120,000 and 300,000, that may be from the 

1920’s, 1940s or 50s, or are new construction. Some of these also offer a waterfront location. 

There are also considerable rental housing options along the corridor, including affordable 

multifamily and senior housing.  

   

 
 
 
 
 
 
 
 



Dundalk Avenue Corridor Housing Unit and Real Estate Market Characteristics 
Neighbor- 
hood 
Name 

Total 
Housing 
Units 

% 
Vacant 

Semi-
detached, 
attached, or 
duplex units 
(not 
multifamily) 

% Owner-
Occupied 
(as % of 
occupied 
units) 

# 
Home 
Sales 
2014, 
2015, 
2016 

# 
Home 
Sales, 
1st 
Quarte
r 2017 

Avg. Sale 
Prices ($000) 
for 2014, 
2015, 2016 

Avg. Sale 
Price ($000), 
1st Q. 2017 

Graceland 
Park  
City and 
County 

1840 
incl. 52 
multif. 

12.93 
or 238 
units 

1788; 490 of 
these rental 

81% or 
1298 of 
1602 
occ. 

60, 91, 
79 

22; 13 
active 
 

$118k, 
$128k, $134k 
(5% incr. in 
2016) 

$133k, 
pretty flat 

St. Helena 
City and 
County 

1239 
incl. 
375 
multif. 

15.93 
or 197 
units 

864; 308 of 
these rental 

53.38% 
or 556 of 
1042 
occ. 

12, 25, 
30 

3 
(low); 
5 
active 

$76k, $70k, 
$72k 
(decrease) 

$46k, 
decrease by 
36% 

Old Dundalk 
 

1606 
Incl. 297 
multif. 
Apts & 
136 
rental 
TH 

13.45 
or 216 
units 

1173; 507 of 
these rental 
(this # does 
not incl. 136 
Silverbrick 
rental TH) 

53.7% or 
747 of 
1390 
occ. 

59, 77, 
73 

8 
(low); 
14 
active 

$110k, 
$108k, $127k 
(17% incr. in 
2016) 

$137k, incr. 
of 8% over 
2016 

Dunlogan 
(Census block 
groups north 
and south of 
Belclare) 

1439 
incl. 333 
multif 
(north); 
1,011 
incl. 5 
multif. 
(south) 

7.71% 
(north) 
or 111 
units; 
10.19% 
(south) 
or 103 
units 

1106; 341 of 

these rental 
(n) | 1006; 
200 of these 
rental (s) incl. 
102 units, 
Greens Logan 
Field 

57.61% 
or 765 of 
1328 
occ. (n); 
79.63% 
or 801 of 
908 occ. 
(s) 

61, 86, 
102 

20; 19 
active 

$120k, 
$111k, $125k 
(13% incr. in 
2016) 

$138k, 
increase of 
11% over 
2016 

Turner 
Station 
(Census block 
group is S. of 
Sollers) 

1384 
incl. 444 
in Day 
Village, 
242 in 
Lyon 

16.4% 
or 226 
units 

698 
(not incl. 
686 owned 
by Day 
Village and 
Lyon 
Homes) 

38.81% 
or 449 of 
1158 
occ. 

9, 11, 
10 

3; 4 
active 

$33k, $44k, 
$45k (44% 
increase last 
3 yrs) 

$91k, 
increase of 
103% over 
2016 

Watersedge 
(1 Census block 
group includes 
Turners N. of 
Sollers) 

796 
incl. 10 
multif. 

18.22% 
or 145 
units 

786; 256 of 
these rental 

81.41% 
or 530 of 
651 occ. 

20, 25, 
27 

11 
(high); 
6 
active 

$139k, 
$139k, $141k 
(flat) 

$144k, 2% 
increase 
over 2016 

 
 
 
 
 
 
 
 
 
 



3.  Prioritizing Investments Within the Corridor 
 

• The “Priority 1” zone for investment is the neighborhoods that comprise the catchment 

area for Dundalk Elementary School: Old Dundalk including the Dundalk Main Street, St. 

Helena, Dunlogan, and Turner Station. Falling outside of the Dundalk Elementary catchment 

area, but still a part of our Priority 1 area for investment, are: 1) the city side of the St. 

Helena neighborhood (to ensure we pursue a cohesive strategy for this neighborhood), and 

2) the census block groups of the Dunlogan community that fall south of Belclare Road, as 

these blocks are immediately adjacent to, and fall in between, the northern half of 

Dunlogan to the north, and the Turner Station community to the south. 

• “Priority 2” neighborhoods along the corridor are likely to be a focus of investment in future 

years. These neighborhoods include both the waterfront homes of Watersedge at the 

southern end of the corridor, and the neighborhoods north of Holabird Avenue along the 

northern end of the corridor, including Graceland Park and Harborview. 

• Investments may begin sooner in these “Priority 2” neighborhoods if, for example, 

implementing a specific program requires an expanded pool of potential homes for sale if 

inventory is too low for prospective homebuyers, or is unsuitable for small developers as 

part of our Market Boost program. 

 Our objective is that all DRC investments and programmatic work — except for our $5,000 home 

purchase incentive grants — will be made within the Dundalk Avenue corridor, and in 2018, that 

work will further focus on the Dundalk Elementary School catchment area. We are transitioning our 

Market Boost program to this more targeted strategy, but this may take some time for us to 

convince small developers to invest in neighborhoods they may view as a more challenging “sell” 

for their renovated product. Therefore in addition to our $5,000 home purchase incentive grants, 

we will complete our 2016 Market Boost fund award with priority given to projects in the targeted 

area, while still allowing funds to be spent elsewhere in greater Dundalk to enable us to spend 

down the funds.  

Within our “Priority 1” zone, we will target specific blocks within each neighborhood for most of 

our programs. What this means is that these targeted blocks within “Priority 1” will benefit from 

enhanced staff support in the form of community organizing, loans, and grants. This organizing will 

include door-to-door outreach to encourage as many residents as possible on targeted blocks to 

take advantage of our Vibrant Neighborhoods loans or other programs. We will continue to pursue 

tree plantings and other enhancements as part of targeted façade improvement and neighborhood 

block projects on targeted blocks within our target neighborhoods. This approach to greening will 

better integrate with other neighborhood revitalization tactics. 


