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COVER 
LETTER To Secretary Duffy and the Department Review Team:

On behalf of our team, we are pleased to submit this response to the U.S. 
Department of Transportation’s Request for Information (RFI) regarding 
the revitalization of Washington Dulles International Airport (IAD). We 
share the Department’s vision for a bold, inspiring, and future ready 
gateway worthy of the Nation’s capital, and we appreciate the opportunity 
to contribute concepts, delivery strategies, and financing approaches that 
can help realize that ambition.

Washington Dulles International Airport is a national asset with 
extraordinary potential. Its iconic Eero Saarinen designed main terminal 
remains one of the most significant works of American civic architecture, 
yet the airport’s current facilities no longer meet the operational, 
experiential, or symbolic expectations of a premier international 
gateway. Our submission outlines a set of design, delivery, and financing 
concepts that transform IAD into a modern, efficient, and architecturally 
distinguished airport aligned with Executive Order 14344 and the 
Administration’s commitment to elevating federal architecture.

Our response provides:

•	 Three terminal redevelopment concepts—North Headhouse, 
South Headhouse, and a new Midfield Terminal—each grounded 
in operational feasibility, architectural ambition, and long term 
adaptability.

•	 A comprehensive ROM cost framework informed by national 
benchmarks, Northern Virginia market conditions, and the unique 
complexities of constructing within an active hub airport.

•	 A multipackage, design build delivery strategy that accelerates 
construction, reduces risk, and maintains operational continuity 
through Progressive Design Build, Fixed Price Design Build, and hybrid 
DB/CMAR approaches.

Sean P. Duffy 
Secretary 
U.S. Department of Transportation

January 20, 2026

•	 A robust financing structure that layers traditional airport funding 
tools with innovative mechanisms such as P3, value capture, ESG 
linked financing, and TIFIA supported mobility investments.

•	 A realistic and defensible delivery timeline based on comparable 
U.S. megaprojects and tailored to IAD’s airfield, regulatory, and 
operational constraints.

•	 A clear articulation of impediments and mitigation strategies, 
including NEPA, Section 106, airfield safety areas, utility relocations, 
and supply chain volatility.

•	 A comprehensive operational continuity plan leveraging digital twin 
modeling, ORAT integration, and a unified Program Management 
Office to ensure uninterrupted airline and federal operations 
throughout construction.

•	 Collectively, these elements present a disciplined, achievable, 
and forward looking pathway for transforming Washington Dulles 
International Airport into a world class international gateway—
one that reflects American excellence, strengthens national 
competitiveness, and provides a dignified and inspiring arrival 
experience for millions of travelers each year.

We appreciate the Department’s leadership in advancing this 
important national initiative and welcome the opportunity to support 
further analysis, refinement, or discussion as the Department and 
MWAA consider next steps.

Respectfully submitted,

Mark Mosko, AIA, RIBA 
Buildings Aviation Market Director

Office of the Secretary 
1200 New Jersey Ave. SE 
Washington, DC 20590

Re: Response to Request for Information – Revitalizing Washington Dulles International Airport (Docket DOT OST 2025 1887)
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DESIGN / 
CONCEPT

1.1	 WASHINGTON IAD REVITALIZATION
Washington Dulles International Airport is the 
symbolic international gateway to the United 
States. More than transportation infrastructure, 
it is a civic space which celebrates the moment of 
arrival into the nation – a portal to America that 
emphasizes its significance to all visitors and a 
moment of pride for returning citizens. Our vision 
is to restore the sense of dignity and grandeur to 
the process of entering the United States – and 
Make Airports Great Again.

Eero Saarinen’s original design transformed 
aviation architecture by elevating travel into a 
collective civic experience. His sweeping roofline 
and disciplined geometry expressed a nation 
confident in its purpose—modern, optimistic, 
and unafraid to imagine boldly. Building on that 
lineage, the proposed redevelopment introduces 
a new Civic Spine, an organizing axis that frames 
the passenger journey with coherence and 
intention. Like Janus, the ancient guardian of 
thresholds, it looks in two directions at once: one 
face honoring the ideals and achievements that 
shaped the country, the other oriented toward 
the horizon of what the nation continues to build.

The result is a unifying civic threshold, an airport 
worthy of our nation’s capital, that expresses 
E Pluribus Unum not through symbolism but 
through order, clarity, and shared experience. 
It is a gateway grounded in legacy and oriented 
toward becoming, reflecting a nation that gave 
the world modern flight, landed a human on 
the moon, and reshaped everyday life through 
technological invention, and confident in its 
enduring capacity to imagine, build, and lead.
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1.2 WASHINGTON DULLES INTERNATIONAL (IAD): 
CURRENT STATUS
Washington Dulles International Airport supports more than 159 destinations across 47 airlines and functions as a 
major hub for United Airlines. The airport’s four runway system, midfield concourses, and AeroTrain network form the 
backbone of its operational capacity. The revitalization program builds upon this foundation to improve processing 
efficiency, enhance international arrivals capability, and support long term growth.

1.2.1    
KEY ASPECTS OF FLIGHT 
ALLOCATION AT IAD

•	 Hub Operations: United Airlines maintains 
the dominant operational footprint, requiring 
coordinated gate sequencing and high 
reliability infrastructure.

•	 Destinations: Service includes major domestic 
hubs and key international markets such as 
London Heathrow and Frankfurt.

•	 Terminal Configuration: The Main Terminal 
and concourses A–D are connected by the 
AeroTrain, with United primarily operating 
from C and D.

•	 Airfield Capacity: The current runway system 
supports up to 600,000 annual operations.

•	 International Role: IAD is the region’s primary 
international gateway, with significant 
widebody activity and federal inspection 
requirements.

1.2.2    
RUNWAY SYSTEM  
AND OPERATIONS

The four-runway system (1L/19R, 1C/19C, 1R/19L, and 12/30) can 
handle roughly 850 daily flights. The airport generally utilizes North 
Flow Runways 01) or South Flow (Runways 19) based on wind, with 
Runway 30 frequently used for departures. A fifth runway (12R-30L) 
is planned to increase capacity.

•	 Runway 1L/19R (9,400 ft): 
Major arrival/departure 
runway opened in 2008.

•	 Runways 1C/19C and 1R/19L 
(11,500 ft): Primary parallel 
runways supporting most 
operations.

•	 Runway 12/30 (10,500 
ft): Frequently used for 
departures, including during 
tailwind conditions.

•	 Operational Flow: 

	– South Flow: Arrivals on 
19C/19L; departures on 
19C/19R/30

	– North Flow: Arrivals on 
01C/01L/01R; departures  
on 01R/30

	– Constraints: Wingspan 
restrictions and unique 
operational procedures 
apply to select taxiways  
and runways (12, 1L and 19R)



Be
rm

ell
o A

ja
m

il 
& 

Pa
rt

ne
rs

 / 
Za

ha
 H

ad
id

 A
rc

hi
te

cs

77

Design / Concept1

1.3 DESIGN OVERVIEW

The design for the revitalized Washington 
Dulles International Airport is centered around 
a coherent architectural theme and operational 
framework that can be applied consistently 
across all three airfield planning scenarios.

 While each option responds to distinct 
airfield conditions and long term development 
strategies, the underlying approach remains the 
same: to create a modern, efficient, and dignified 
terminal environment that strengthens IAD’s role 
as the Nation’s international gateway.

•	 Option A – North Headhouse: Expanding on, 
and complementing, the historic Saarinen 
building and its midfield satellites. 

•	 Option B – South Headhouse: A new terminal 
complex to the south, as a counterpoint to 
Saarinen, and sharing the midfield satellites 

•	 Option C – Midfield Terminal: A new terminal 
complex to the west, entirely separate from 
the existing airport campus. 

The functional revitalization plan includes three 
key components:

•	 1. New Terminal Processor - building a 
modern terminal processor Headhouse will 
offer departing passengers a world-class 
check-in experience, TSA security processing, 
and space for arriving passengers to reclaim 
their checked baggage. In Option A, the new 
Headhouse will be positioned relative to the 
current Saarinen processor building and 
establish a new entry point / façade for the 
airport on the North.

•	 2. Transitional Space / Civic Spine - a 
transitional space which will be integrated 
with the Headhouse to support passenger 
processing. In Option A, the top level of the 
existing Saarinen terminal is transformed 
into a commercial zone, with international 
arrivals directed to US Customs and Border 
Protection on the lower level. In Options B 
and C, this is accomplished by extending the 
Headhouse roof over these areas. 

•	 3. Y-shaped Pier - creating a new Y-shaped 
pier where all international arrival aircraft can 
dock. Passengers from these flights will follow 
separate routes to arrival facilities, while 
the pier itself will serve both domestic and 
international departures.

These three elements establish a clear passenger 
journey, improve operational performance, and 
reinforce the airport’s civic identity through 
proportion, daylight, and legible spatial 
organization.
In particular, the use of light in the Civic Spine, a 
grand, light-filled entrance is designed exclusively 
for international arrivals, which will provide 
a daylight-filled experience with open and 
unobstructed views of the building roofs above, 
including the iconic Saarinen roof in Option A. 
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1.3.1    
PASSENGER FLOWS |  
DEPARTURES

Departing passengers enter the new processor building on 
Level 2, arriving either from the landside drop off zone or directly 
from the Metro station. From the Entry Hall, they move through 
a clear and spacious check in zone before progressing into the 
central piazza that sits between the new Headhouse and the 
historic Saarinen terminal. TSA security screening is located on 
both sides of this piazza, allowing passenger flows to distribute 
efficiently. 

After clearing security, international travelers remain on Level 2 
as they proceed toward their departure gates, passing through 
the commercial hall beneath the Saarinen roof before continuing 
to the Y shaped pier. Domestic passengers departing from the 
Y shaped pier follow the same sequence. Those traveling on 
domestic flights from other concourses descend within the 
commercial hall to the Automated People Mover level, where the 
system provides direct access to the satellite terminals.

1.3.2    
PASSENGER FLOWS |  
ARRIVALS

International arrivals enter Level 3 of the Y-shaped pier and 
progress along its central axis, descending into a spacious, 
daylight-filled mall area on Basement Level B1. From there, 
passengers continue at this level through US Customs and Border 
Protection, baggage reclaim, and customs, before entering the 
Arrival Hall in the new processor building, all while enjoying views 
of the distinctive overhead roofing. 

Domestic arrivals in the Y-shaped pier remain on Level 2, utilizing 
the integrated departure and arrival circulation before descending 
in the original Saarinen building to Level B1 for baggage claim and 
exiting through the shared domestic-international arrivals hall to 
landside facilities. Domestic arrivals from the satellites reach the 
Saarinen building via the APM at Level B2 and then ascend to Level 
B1, where they join other domestic arrivals enroute to baggage 
claim and the arrivals hall.
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CURRENT SCENARIO
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1.4 OPTIONEERING

The three planning scenarios presented apply a consistent 
architectural and operational framework to different locations 
within the airfield. Each option reflects a distinct balance of legacy 
integration, airfield geometry, construction logistics, and long term 
expansion potential. While the spatial conditions vary, all three 
options maintain the same core components—a new terminal 
processor, a transitional civic space, and a Y shaped pier—ensuring 
a unified passenger experience and a coherent architectural 
identity across the program.

1.4.2    
OPTION B – SOUTH HEADHOUSE

Option B applies the same architectural and operational principles 
as Option A but relocates the new terminal processor to the south 
side of the airfield. This creates a balanced landslide and enables 
the Saarinen terminal to be repurposed or maintained as a 
secondary headhouse for additional airline tenants or specialized 
functions. The south terminal complex consists of two new 
processing buildings organized around a central plaza, providing a 
clear and efficient passenger sequence consistent with Option A.

This configuration allows MWAA to develop a new landside 
frontage with improved roadway access and future expansion 
potential. The Y shaped pier and associated circulation systems 
remain consistent with Option A, ensuring a unified design 
language across both scenarios. Option B offers a strong long 
term development platform while maintaining operational 
continuity during construction.

1.4.3    
OPTION C – MIDFIELD TERMINAL 

Option C introduces a clean slate terminal district in the midfield 
located between Runway 19C and Runway 19R , independent of 
the existing Saarinen building. This option maximizes construction 
flexibility and operational separation, enabling a fully modernized 
terminal environment to be delivered with minimal interference 
to ongoing airport operations. The headhouse and Y shaped pier 
follow the same organizational logic as Options A and B but are 
adapted to the narrower airfield envelope between the central and 
western runways.

To maintain required aircraft clearances and gate capacity, the 
pier satellites are designed as narrower and shorter structures, 
calibrated to the spatial constraints of the midfield site. This 
approach supports a high performance terminal district optimized 
for future growth, airfield efficiency, and long term adaptability. 
Option C represents the most transformative scenario, offering a 
new terminal campus that can evolve independently of the existing 
airport infrastructure.

1.4.1    
OPTION A – NORTH HEADHOUSE

Option A builds directly upon the existing airport campus, 
introducing a new headhouse immediately north of the historic 
Saarinen terminal. This approach strengthens the current landside 
configuration and provides a clear strategy for integrating the 
Saarinen building into a modernized processing environment. The 
new arch shaped headhouse accommodates expanded Check 
in, Security, and Baggage Claim functions, while the upper level 
of the Saarinen terminal is repurposed as a commercial hall that 
preserves its architectural character.

A central piazza located between the new and historic structures 
creates a shared civic space that organizes passenger movement 
and reinforces the airport’s identity. The Y shaped pier extends 
from this combined terminal complex, supporting international 
arrivals and dual use departure gates. Option A offers the most 
direct path to modernization, leveraging existing infrastructure 
while elevating the passenger experience through a coherent 
architectural sequence.
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OPTION COPTION BOPTION A
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OPTION A
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OPTION B
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METRO STATION



Be
rm

ell
o A

ja
m

il 
& 

Pa
rt

ne
rs

 / 
Za

ha
 H

ad
id

 A
rc

hi
te

cs

1414

Design / Concept1

OPTION C
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1.5 DESIGN ELEMENTS

1.5.1    
THE GRAND ARCH

The approach to the terminal is conceived as the beginning of 
a civic sequence rather than a conventional curbside zone. A 
broad, unobstructed forecourt establishes a calm and orderly 
threshold, reinforcing the idea that arrival at the Nation’s capital 
is a shared public moment. The terminal’s sweeping, continuous 
roofline reads as a single, confident gesture—clear, restrained, and 
legible at a national scale—while the transparent façade conveys 
openness, accessibility, and trust.

The architecture communicates through proportion, symmetry, 
and light, relying on the enduring tools of civic design rather than 
applied ornament. A grove of trees frames the entry, grounding the 
experience and humanizing the scale, reminding travelers that this 
gateway is fundamentally a public institution. The building stands 
with quiet authority—neither imposing nor recessive—projecting 
stability, aspiration, and welcome.

As the primary landside threshold to the airport, the Grand Arch 
embodies core civic ideals: clarity over clutter, openness over 
opacity, and confidence expressed through disciplined form. It 
positions the terminal not merely as infrastructure, but as a civic 
space where first and last impressions of the United States are 
shaped through dignity, order, and shared experience.
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1.5.2    
DEPARTURES HALL

The Departures Hall is conceived as a large, uncluttered interior 
volume defined by clarity, structure, and controlled daylight. A 
long span roof with a continuous skylight introduces natural light 
deep into the space, providing intuitive orientation and a subtle 
sense of time. Light enters at a high angle and moves across the 
floor throughout the day, creating a calm rhythm that guides 
passengers toward the airfield.

Along the perimeter, slender vertical mullions form a structural 
colonnade that establishes scale and order. The ceiling plane 
remains smooth and uninterrupted, reinforcing themes of lift 
and flight without relying on literal imagery. A restrained material 
palette—light toned floors, pale structural elements, and clear 
glazing—ensures the space feels timeless, legible, and civic in 
character.

Within this open field, passengers move naturally, with 
opportunities for pause and orientation rather than congestion. 
The architecture sets the tone, offering an expansive yet human 
scaled environment that emphasizes collective movement and 
the shared experience of departure. As the counterpoint to the 
ordered Civic Spine of arrival, the Departures Hall expresses 
openness and release, transitioning passengers from the 
controlled interior sequence toward the broader horizon of the 
airfield and sky.
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1.5.3    
THE GARDEN

The airside garden functions as a civic room within the terminal, 
extending the logic of the Civic Spine into landscape. It introduces 
a moment of pause within the departure sequence, offering a 
humane space shaped by daylight, nature, and proportion. The 
garden reinforces the project’s core values—dignity through 
restraint, confidence through order, and transparency through 
openness.

A grove of trees softens the airside environment and provides a 
sense of calm, grounding the experience within a landscape that 
feels both restorative and intentional. In Option A, the garden sits 
between the new headhouse and the Saarinen terminal, forming 
one of several stations along the Civic Axis. The space acts as a 
buffer parallel to the terminal façade, offering a controlled outdoor 
indoor condition that feels open yet protected.

In Options B and C, a high transparent canopy spans the garden, 
filtering daylight and creating a luminous, temperate environment. 
The interplay of light surfaces, structural ribs, and landscape 
elements maintains a coherent spatial character across all 
scenarios. The garden becomes a place of rest and orientation, 
reinforcing the terminal’s civic identity while supporting the 
practical needs of contemporary air travel.
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1.5.4    
ARRIVALS (CIVIC) SPINE

The Arrivals Spine serves as the primary civic space for 
international arrivals, forming a ceremonial counterpart to the 
arch shaped terminal. A long, uninterrupted linear corridor draws 
passengers forward, establishing a clear procession from aircraft 
to the nation’s interior. A continuous skylight washes the spine in 
natural daylight, making light itself the central organizing element 
and an intuitive guide for movement.

The walls are monumental yet restrained, constructed from solid, 
civic materials that convey permanence and seriousness without 
relying on ornament. Key national inscriptions and state seals 
are integrated directly into the architecture as infrastructural 
text—embedded rather than applied—reinforcing the space’s civic 
purpose.

The elongated proportions heighten the sense of transition, while 
the floor’s parallel bands create a calm rhythm that supports 
collective movement. Passengers naturally gather and orient 
themselves without feeling rushed or dispersed. The architecture 
elevates each individual while maintaining a sense of equality and 
shared experience.

Conceptually, the Arrivals Spine embodies the project’s central 
idea: many people, many origins, moving together through one 
ordered space. It operates as a threshold between arrival and 
belonging, past ideals and future participation, expressed through 
light, proportion, and purposeful sequence rather than spectacle.
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1.5.5    
BAGGAGE HALL

The Baggage Hall is designed as a broad, horizontally oriented 
space that allows arriving passengers to locate and access their 
baggage clearly and comfortably. A series of oculus skylights 
introduces daylight deep into the hall, providing orientation and 
reinforcing the sense of arrival. The structural grid is precise and 
legible, establishing order without visual complexity.

Below the skylights, the ceiling transitions into a continuous, softly 
contoured surface supported by slender columns that branch 
gently at their tops. These forms recall Saarinen’s expressive 
structural language while remaining grounded in contemporary 
construction logic. The material palette—pale surfaces, diffused 
light, and softly shadowed edges—creates a calm, civic atmosphere 
rather than a purely utilitarian one.

Passengers gather naturally beneath the canopy of columns, 
with generous spacing that avoids the congestion typical of 
arrival halls. The architecture guides movement and sets a tone 
of calm completion as the journey transitions toward the landside 
environment. The skylight cutouts provide both functional 
illumination and a symbolic connection to the sky, marking the final 
moment of the arrival sequence.

Together, these elements reinforce the project’s broader ambition: 
to treat arrival as a civic experience, carried consistently from 
threshold to completion.
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Fig 1. Level B1 Plan

The terminal building accommodates international and domestic 
passenger traffic and provides connectivity to two concourses via 
the Aerotrain.

International and domestic departing passengers access check-in 
at level 2 for boarding pass issuance and baggage drop. Following 
check-in, passengers proceed to the enclosed plaza, which is also 
accessible to the public. This space provides a final opportunity 
for farewells and offers views toward the Saarinen building. 
Security screening areas are located on both sides of the plaza. 
After clearing security, passengers enter the duty-free area and 
airline lounges, which lie beneath the Saarinen roof. From this area, 
passengers may access the concourses via the Aerotrain at Level 
B2. Passengers departing from gates within the main terminal 
continue to the boarding areas via the central canyon and along 
the piers.

Arriving international passengers deplane and ascend to Level 
3, where they enter the arrivals corridors. At the end of the 
corridors, escalators and elevators bring passengers down to 
level B1, offering an opportunity for views into the central canyon. 
Passengers then proceed through the canyon to U.S. Customs and 
Border Protection (USCBP) and baggage claim. After collecting 
baggage, passengers move through customs control and exit the 
terminal via the arrivals hall. International passengers arriving at 
the main terminal spine descend directly to level B1 where they join 
the international arrivals circulation route.

Arriving domestic passengers proceed through the piers and the 
central canyon at level 2, crossing into the Saarinen building via 
connecting bridges and descending to level B1 for baggage claim 
and access to the arrivals hall. Domestic passengers arriving via the 
Aerotrain at level B2 ascend to level B1 and follow the same route.
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