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concerned the overall Middle River/
Martin State area.
1.	 Take advantage of transportation 

infrastructure.  Optimize the new 
MD-43 link between Interstate 
95 and the airport/station area.  
Plan for the airport and vicinity to 
continue to evolve into a major 
transportation and development 
destination.

2.	 Capitalize on Martin State Airport.  
Continue to promote the general 
aviation facility as a unique, but 
underutilized, transportation asset. 
Support having the facility realize 
its potential.  

3.	 Recognize historical context. 
Celebrate the local and Maryland 
aviation heritage in the station 
area.

4.1.2	 Martin State Airport Station
Stakeholders had consistent desires 
to improve capacity and access at the 
Martin State Airport MARC Station.
4.	 Improve capacity at the station so 

that it can serve as a major north-
side park-and-ride destination.  
Relocate the station so that the 
platforms can be extended to 
accommodate longer trains.  
Increase the amount of MARC 
service at the station, by reducing 
peak headways in the direction of 
Baltimore and Washington, adding 
peak service in the direction of 
Harford and Cecil Counties, and 
expanding service during off-peak 
hours and on weekends.  Increase 
long term public parking at the 
station.  Finally, have Amtrak stop 
at the station regularly.

5.	 Enhance the functionality of the new 

station.  Improve the environment 
for passengers at the station and 
make the station compliant with 
the requirements of the Americans 
with Disabilities Act (ADA).  Explore 
having a pedestrian tunnel to access 
the future island platform.  Provide 
wide platforms to accommodate 
escalators/elevators comfortably.  
Encourage bicycle and pedestrian 
access to the station, and enhance 
pedestrian safety between new 
station and airport.  Encourage 
mixed-use development near 
station.  Develop sense of place 
while enhancing the Park & Ride 
function at the station.  Maintain 
existing level of service for vehicular 
traffic on Eastern Boulevard.

4.1.3	 TOD Planning
The following general concepts were 
heard during discussions of potential 
transit-oriented development at the 
station.
6.	 Continue to focus on the Middle 

River Depot as the major 
development anchor. Explore 
the implications of the historical 
significance of its many component 
structures. Create a focal heritage 
attraction on the Depot parcel at 
the intersection of MD-43 and 
Eastern Boulevard.

Explore solutions that will 
mitigate the potential impacts of 
new development on adjacent 
residential neighborhood.  Explore 
how to best accommodate long 
term park-and-ride parking on 
the site.  Explore possibilities of 
capitalizing on the historic property 
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and identity and protect the identity 
of existing neighborhoods adjacent 
to the station.

Improve pedestrian and vehicular 
access throughout the site.  
Explore how to pull the existing 
MARC commuter lot into new 
development.  Address the 
museum’s needs.  Encourage 
Park & Ride access from Eastern 
Boulevard and Route 43.

7.	 Explore the development potential 
of the parcels that is immediately 
north of the relocated platforms on 
the west side of the MD 43 bridge.  
In particular, explore the “Forest 
Conservation Easement” on the 
northern-most parcel that will be 
adjacent to the relocated platforms. 
Can this designation be swapped 
with another parcel that doesn’t 
have such significant development 
potential? Explore having the long-

term park-and-ride parking on the 
northern-most parcel.

4.2  Opportunities and Constraints

Based on the stakeholder goals 
and work in earlier tasks, the team 
conducted a strategic assessment of 
TOD opportunities and constraints 
at the study area. With a number of 
constraints, potential strategies to 
overcome or alleviate them were 
identified and incorporated into the 
conceptual alternatives. The assessment 
included physical and environmental 
considerations, regulatory issues, site 
access, station  capacity, and growth 
related opportunities and constraints.  
Stakeholders reviewed and commented 
on this description of opportunities and 
constraints.  Following is a summary of 
key opportunities and constraints. 

Figure 18: Upper Level of Depot Building
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edge of the Depot structure 
with the large static display on 
the southwestern-most portion 
of that parcel (in the vicinity of 
the maintenance structure) on 
the part of the parcel defined by 
the Depot structure, Route 43, 
and Eastern Boulevard.

6.	 Treatment of the edge between 
the Depot property and the 
neighborhood adjacent to it 
on the east (the modular housing 
community). 
a. 	One option would be to create a 

buffer, both visual and acoustic, 
between the neighborhood and 
the Depot property.

b.	The other option would be 
to extend the neighborhood 

to the west, “into” the Depot 
property, with construction of 
new multifamily residences on 
the eastern edge of the property.

The choices outlined above were used 
to organize the alternatives.  All of the 
“a” responses organized Alternative 
1: As of Right, while all of the “b” 
responses organized Alternative 
2: Regulatory Initiative. Arraying 
these issues, the two alternatives were 
created as follows:

4.3.2	 Alternative 1:  As of Right
New development would only be on 
the south-side on the new relocated 
station, on the Depot site only.  Public 
parking would be constructed on the 

Figure 20: Alternative 1
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south-side also, within the Depot 
development. Pedestrian access 
to the island platform at the new 
station would be via an underpass 
below the tracks, extending from 
the Depot property to beneath the 
island platform. The Depot structure 
itself would remain intact, with the 
2 million square feet utilized as a 
mixed use center, public parking, and 
development parking. The Aviation 
Museum and static display would be 
located on the existing Park & Ride 
lot.  The boundary between the Depot 
property and adjacent neighborhood 
would be buffered with a berm and 
generous landscaping. 

4.3.3	 Alternative 2:  Regulatory Initiative
New development would be on both 
the north-side and south-side on the 
new relocated station; the existing 
Forest Conservation easement would 
be swapped with another parcel.  
Public parking would be constructed 
on both the north-side and south-side 
also, on the lower floors of the private 
development on the north-side of the 
station, and in a new structure on the 
existing Park and Ride lot. Pedestrian 
access across the tracks and to the 
island platform at the new station 
would be via a bridge at each end 
of the platforms, connecting into the 
public parking on the north-side, and 
stair towers on the south-side. The 

Figure 21: Alternative 2
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station proper, including ticketing, 
waiting areas, and shelters, could be 
either at grade or on the bridge itself.  
Fare collection would be at grade on 
the south-side and bridge-level on the 
north-side.

The non-contributing portions (in the 
historic designation) of the Depot 
structure would be demolished and 
the remaining 1 million square feet 
utilized as a mixed use center and 
development parking. The Aviation 
Museum and static display would be 
located on the western edge of the 
Depot structure with the large static 
display on the southwestern most 
portion of that parcel (in the vicinity 
of the maintenance structure) on the 
part of the parcel defined by the Depot 
structure, Route 43, and Eastern 
Boulevard. Multi-family residential 
would be constructed on the eastern 
edge of the Depot property, providing 
a transition between the commercial 
development and the adjacent 
neighborhood.

4.4  Evaluation of the Alternatives

Alternative 1:  As of Right
Advantages
1.	 Does not require any regulatory 

initiatives. Implementation would 
be very straightforward. 

2.	 Including Park & Ride within the 
Depot structure could lead to cost 
savings. 

Disadvantages
1.	 Development on only one side 

of the station; limits the “critical 
mass” of residential development 
in the station area.

2.	 Would require very long tunnel, 
with areas of “daylighting,” to 
provide pedestrian access to the 
relocated platforms.

3.	 Development does not integrate 
with abutting properties. For 
example, the Depot redevelopment 
would be kept separate from 
Peppermint Woods, limiting access 
to pedestrians only.

Figure 22: Proposed Residential community at Tustin Legacy, the reuse of Tustin Marine Corps Air Station in 
Tustin, California with similar redevelopment issues to the former GSA Depot property.
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4.	 While development can have a 
mix of uses, it would likely focus 
more on commercial reuse, as in 
hospitality, office, and retail, with 
less opportunity for new residential 
uses.

5.	 Having all of the Park & Ride 
capacity on one parcel on the south 
side of the station will concentrate 
traffic impacts on intersection 
between onsite roadways and 
Eastern Boulevard.

4.4.2	 Alternative 2: Regulatory Initiative
Advantages 
1.	 Allows for development on both 

sides of the relocated station, 
creating the opportunity for 
significant new residential projects.  
New development would have a 
balanced mix of hospitality, office, 
retail, and residential uses.

2.	 Pedestrian access to station 
platforms via a bridge makes good 
use of the elevation differences 
between the parcels on the north 
and south sides of the relocated 
station. Very wide right of way 
poses less significant problems for 
a bridge than for a tunnel.

3.	 Removing the non-historic 
structures and outbuildings from 
the Depot building complex will 
create a much more open site 
that can accommodate additional 
circulation and development.

4.	 Creates a more “porous” edge 
between the Depot redevelopment 
and Peppermint Woods, allowing 
both vehicular and pedestrian 
connects to the neighborhood.

5.	 Maintaining the parking use (or 
even a new parking structure in the 

future) on the current MDOT-owned 
Kiss & Ride lot simplifies ownership 
and “ease of development” issues.

6.	 Incorporating public parking in the 
development on the north side of 
the relocated station will reduce 
traffic impacts on the intersection 
of Route 43 and Eastern Boulevard. 
By having  the Park & Ride facilities 
on the north side of the station and 
on existing lot - and separate from 
the Depot property - will further 
spread the potential traffic impacts.

Disadvantages
1.	 There is an opportunity cost 

associated with demolishing about 
1 million GSF of buildings in the 
Depot Complex.  It’s not clear that 
new on-side development could 
throw off enough profit to pay for 
the demolition costs.

2.	 Difficulty of achieving regulatory 
change, and risk of not achieving 
the necessary change.
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5. NEXT STEPS

Upon completion of this report, the 
stakeholders will continue forward 
with several initiatives to better define 
the future for the Martin State MARC 
station area. 

•	 Transferability of the Forest 
Conservation Easement – During 
the study this easement on the 
“Crossroads @ 95” outparcel 
immediately to the north of the 
relocated platforms was identified 
as an impediment to creating a 
“two-sided” station area around the 
new station. The follow-on initiative 
would be to transfer this easement, 
if possible, to another parcel 
within the Crossroads holdings, 
freeing the parcel adjacent to the 
new platforms for a mixed use 
development that is connected 

directly to the new station. While it 
poses a challenge, transferring the 
easement to another parcel can be 
explored in next steps.

•	 Determination of differential 
historic significance of the 
Depot structures – as noted by 
county planners and the owner of 
the parcel, the various structures 
on the Depot property range in 
historic significance from High (core 
structure with sawtooth monitors) 
to Low (assorted expansions and 
outbuildings). Once confirmed, 
an economic analysis can explore 
the feasibility of demolishing those 
low significance structures and 
determining how that work would 
be funded.     

•	 Potential for relocating the 
Maryland Aviation Museum and 

Figure 23: Tracks at new platform location
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its aircraft to the “front-of-the-
house” on Eastern Boulevard 
– Moving the Museum and its 
aircraft into the public realm on 
Eastern Boulevard would create 
a strong, distinctive thematic 
focus in the district, building on 
the several static display aircraft 
currently visible from the road 
(including the A-10 and Albatross 
seaplane).  Of the locations that 
were discussed, the most popular 
among the key stakeholders 
was locating the Museum within 
the western edge of the Depot 
structure, with the Museum’s 
aircraft display on the western-
most part of the Depot property. 
There was only a preliminary 
discussion with the museum for 
this analysis; however, the idea 
was to give the museum a better 
space and more visibility, which 
they have indicated an interest in 
having.

•	 Pedestrian and/or vehicular 
access to the Depot property 
through the eastern edge of 
the property – The work would 
explore how “porous” the edge 
between Peppermint Woods and 
the Depot should be. Should it 
only allow for pedestrian access? 
Can a street pattern connect 
the existing Peppermint Woods 
roads to new roads on the Depot 
property? 

•	 Conceptual Engineering and 
Operational Studies for the 
Rail Station – Develop more 
definitive plans and estimated 
capital costs for the station 
relocation project.  Work with 

Amtrak and Norfolk Southern 
to define future infrastructure 
requirements for accommodating 
rail freight through the station 
area.  Work by MTA to finalize its 
plans and timing for relocation of 
the MARC maintenance facilities 
to another site, and development 
of concepts for re-use of the land 
at the station area that may be 
made available.  Exploration of 
options for reducing the width of 
the railroad right-of-way to enable 
improved pedestrian access and 
better-integrated TOD.
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