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The first part of this chapter, 

ñDemographics,ò summarizes assumptions 

and results of the land-use forecasts for the 

metropolitan area through 2035. Knowing 

the locations of both existing and future 

development is a critical part of projecting 

future transportation demand.  

The second part of this chapter, 

ñTransportation Systems,ò summarizes the 

impacts of the findings from the land-use 

forecasts on the transportation system. The 

section seeks to answer questions about the 

future transportation system, including the 

following: 

Á How well will the transportation system 

work in 2035?  

Á What improvements may be necessary 

and desirable?  

Á What happens under different 

hypothetical future scenarios such as 

doing nothing, expanding public 

transportation service, adding road 

capacity, or connecting more trails and 

facilities for pedestrians and bicyclists?  

Á What investments would be most 

effective?  

Á How will neighborhoods, safety, air 

quality, health, and the natural 

environment be affected by 

transportation choices?  

The second part of the chapter also reports 

the results of analyses conducted for the 

MTP. The information guides identification 

of the possible future transportation choices 

for the metropolitan area and shapes 

decisions by the community about the 

future transportation system. 
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Population, Housing, and 

Employment 

This MTP considers a 28-year planning 

horizon; it relies on data from a travel 

demand model that uses the base year of 

2007 and a future year of 2035. The base 

year, 2007, is the most recent year for which 

the data from the travel demand have been 

validated; therefore, the 2007 data are used 

as the basis for evaluating the accuracy of 

the model in predicting existing and future 

travel behavior. For the remainder of this 

chapter, the base year will be referred to as 

the ñexistingò year.  

The primary drivers of transportation 

demand and regional travel patterns are the 

scale and geographic distribution of 

population and employment. The 

relationships between land-use 

development and the effects on generating 

travel demand are well-defined.  

Established land uses in the metropolitan 

area are constrained in many locations by 

geographical features such as coastlines, 

mountains, and stream corridors. These 

established land uses have influenced the 

travel patterns that exist today. 

Understanding the relationship between 

the distribution of housing and 

employment (and the resulting regional 

travel patterns) is key to projecting future 

transportation demand. People use some 

form of transportation whenever they travel 

between land usesðwhere they live, work, 

shop, conduct business, and recreate. Land 

uses that are far apart have a different 

impact on the transportation network than 

those that are located close together. 

Estimates of where new housing units and 

new businesses are expected to occur are 

important inputs needed for estimating the 

daily travel that the future transportation 

system will be required to accommodate. A 

land-use forecast is developed in two 

stages: the first involves a regional forecast 

of population, household, and employment 

growth, and the second involves the 

allocation of the regional forecast into 

smaller discrete units (traffic analysis zones 

[TAZs]) within the MOA.  
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Regional Population, Household, 

and Employment Forecast  

As reported in Chapter 1, the primary source 

of population, household, and employment 

growth projections used for this MTP was 

the 

, 

prepared by ISER in 2009. Table 5-1 shows 

the population, household, and 

employment projections for the 

Southcentral region of Alaska, an area that 

includes the metropolitan area and the Mat-

Su Borough. 

 

Demographics 2007 2035 Forecast Numeric Change 

Population 

Anchorage Bowl 243,080 280,720 37,640 

Chugiak-Eagle River 37,460 65,020 27,560 

Mat-Su Borough 72,700 159,050 86.350 

Total 353,240 504,790 151,550 

Households 

Anchorage Bowl 90,800 111,880 21,080 

Chugiak-Eagle River 11,710 22,350 10,640 

Mat-Su Borough 27,610 59,170 31,560 

Total 130,120 193,400 63,280 

Employment (includes self-employed)  

Anchorage Bowl 159,000 198,040 39,040 

Chugiak-Eagle River 4,700 10,160 5,460 

Mat-Su Borough 29,000 63,720 34,720 

Total 192,700 271,920 79,220 

Notes:  

The MOA is the sum of the Anchorage Bowl and Chugiak-Eagle River. 

Military base housing and population are included in the Anchorage Bowl figures. 

Source: ISER Economic and Demographic Projections for Alaska and Greater Anchorage 2010-2035, December 
2009.   
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The regional population growth projections 

show the most dramatic population growth 

occurring in the Mat-Su Borough (119 

percent), followed by Chugiak-Eagle River 

(74 percent), and the Anchorage Bowl (15 

percent). Regional population growth is 

shown in Figure 5-1. 

Household growth generally follows the 

patterns established by the population 

growth, although a difference between the 

average household size in the Mat-Su 

Borough and the MOA affects household 

growth. Housing in the Anchorage Bowl is 

expected to grow by approximately 21,080 

new units, representing about one-third of 

the regional housing expansion. About 17 

percent of the future household growth in 

the metropolitan area is expected to be 

absorbed by Chugiak-Eagle River, where the 

number of existing households is 

anticipated to nearly double. The high rate 

of household growth in Chugiak-Eagle River 

is due to large tracts of undeveloped land.  

 

 

 

 

 

 

 

 

 

 

The remainder of the regional household 

growth (nearly 50 percent) is expected to be 

accommodated in the Mat-Su Borough, 

following the shifting pattern of growth to 

the valley that has been occurring during 

the past few decades. 

 

Figure 5-1 Regional Population Growth 
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The economies of the Mat-Su Borough and 

Chugiak-Eagle River will remain closely 

linked to the Anchorage Bowl economy. The 

employment growth in the Mat-Su Borough 

and Chugiak-Eagle River is expected to 

consist largely of local jobs required to meet 

the demand of the growing local 

populations. The Anchorage Bowl will 

remain the dominant source of employment 

for the Southcentral Alaska region, 

supplying more than 70 percent of the 

regionôs jobs in 2035.  

This economic relationship results in a 

strong regional travel pattern with a large 

percentage of residents in the fast growing 

Mat-Su Borough and Chugiak-Eagle River 

areas commuting to jobs in the Anchorage 

Bowl. Currently all commuters from these 

areas must use the Glenn Highway to travel 

to the Anchorage Bowl. Figure 5-2 charts the 

projected growth of Glenn Highway 

commuters from the Mat-Su Borough and 

Chugiak-Eagle River to employment sites in 

the Anchorage Bowl.  

 

Figure 5-2 Projected Commuters from Chugiak-Eagle River and the Mat-Su Valley to 

Anchorage Bowl Employment 

Considering the Knik Arm Crossing 
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Employment by Industry Sector 

Employment by industry sector is an 

important component in forecasting future 

travel demand. Each industry sector has 

characteristics relevant to choices that 

affect facility location and space 

requirements. Industry sectors also are 

affected by applicable land-use policies and 

regulations. The travel patterns associated 

with industry sectors vary; for example, 

school employment trips do not occur 

during the same peak period as do trips for 

government employment, and health 

service employment generates a travel 

pattern different from those for all other 

types of employment.  

The Alaska Department of Labor and 

Workforce Development (DOLWD) 

recognizes 13 industry sectors.  

 

 

Figure 5-3 charts the projected growth in 

these sectors for the entire metropolitan 

area. For the area, the services, government, 

and retail trade sectors are the largest 

employers today and are expected to 

continue to be the largest employers in 

2035. Of the growth in area jobs expected to 

occur from 2007 to 2035, more than half is 

attributed to employment gains in the 

health services sector and the services 

sector, with additions of more than 4,500 

health service jobs and 14,900 services jobs. 

 

Figure 5-3 Employment by Industry Sector 
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Distribution of MOA Population, 

Household, and Employment 

Growth  

The adopted MOA comprehensive plans 

provide the main guidance related to future 

development patterns and density 

expectations. The distribution of the 

regional population, household, and 

employment growth within the MOA and 

the Mat-Su Borough also relies on an 

understanding of the following factors: 

Á Availability of a parcel for development 

(Is it vacant?) 

Á Type and amount of development 

allowed under zoning ordinances and 

the land-use plan map 

Á Accessibility of the parcel location (How 

close is the parcel to existing 

development?) 

Á Suitability of the land for development 

(Is it located in a wetland or on a steep 

hillside?) 

The MOA has developed a land use forecast 

for the year 2035 that reflects where and 

how future land development will occur 

based on its adopted comprehensive land-

use plans. The household and employment 

growth allocations in the Anchorage Bowl 

are based on the 

 

(adopted February 2001). Figure 5-4 shows 

the land-use policy areas from the 

Anchorage Bowl comprehensive plan where 

the highest density development is 

expected to occur: Major Employment 

Centers, Redevelopment/Mixed-Use Areas, 

Transit Supportive Development Corridors, 

and Town Centers.  

The intent of the Anchorage Bowl 

comprehensive plan is to create a city in 

which there will be more opportunities to 

live a lifestyle that is less dependent on 

automobiles. This goal is accomplished by 

selectively increasing housing densities, 

consolidating employment, and 

encouraging mixed-use  

development to improve walkability within 

the Anchorage Bowl and to promote public 

transportation use. Housing density 

increases are specifically called for along 

four transit corridors, within seven town 

centers, and in the three redevelopment 

areas near major employment centers. 

Policies have been identified to help focus 

employment growth within the three 

existing major employment centers: 

Downtown, Midtown, and the University-

Medical (U-Med) District. The 

comprehensive plan also provides guidance 

for the population and household growth 

by subareas of the Anchorage Bowl, which 

assumes a high degree of redevelopment in 

the areas surrounding and within the 

Downtown and Midtown employment 

areas.  

The household and employment growth 

projections in Chugiak-Eagle River are 

based on the 

 (December 

2006). Figure 5-5 shows the land-use plan 

map from the Chugiak-Eagle River 

comprehensive plan. 
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Figure 5-4 Land-Use Policy Areas in the Anchorage Bowl 

Comprehensive Plan 

Figure 5-5  Land-Use Policy Areas in the Chugiak-Eagle River 

Comprehensive Plan 
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The comprehensive plan provides the long-

term vision for development in this largely 

residential community. It identifies one 

town center in the Downtown Eagle River 

Central Business District (CBD). Most of the 

higher-density residential development is 

located near the town center. The majority 

of the existing and future residential 

development in Chugiak-Eagle River is 

relatively low density (less than one 

dwelling unit per acre). Chugiak-Eagle River 

also contains some of the last remaining 

large tracts of undeveloped land in the 

MOA. These undeveloped tracts are divided 

between areas that are expected to be 

developable within the timeframe of the 

MTP (2035) and development reserves. 

Although generally suitable for 

development, a development reserve is 

characterized by a location and an absence 

of both public facilities and projected 

demand; therefore, forecasts for these areas 

are uncertain. Most of the increased 

employment for Chugiak-Eagle River is 

projected to be retail and services jobs 

supporting the local community. 

In both the Anchorage Bowl and Chugiak-

Eagle River comprehensive plans, smaller 

planning areasðuseful for identifying 

where growth is occurringðhave been 

identified. The planning areas typically have 

similar land uses, such as urban residential, 

suburban residential, mixed use, or CBD 

employment. These smaller areas are shown 

in Figures 5-6 and 5-7 for the Anchorage 

Bowl and Chugiak-Eagle River, respectively.  
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Figure 5-6 Anchorage Bowl Planning Areas Figure 5-7 Chugiak-Eagle River Planning Areas 

Source:  CH2M HILL
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The allocation of future population and 

household growth starts with the existing 

housing stock. The distribution of 

population, household, and employment 

growth has been developed to be consistent 

with the existing guiding comprehensive 

plans for the Anchorage Bowl and Chugiak-

Eagle River. Predicting the locations where 

growth will occur in the Anchorage Bowl 

and Chugiak-Eagle River relies on 

identifying and understanding current 

patterns and factors that limit or promote 

future development.  

The primary existing residential land use in 

the metropolitan area is low-density 

housing. This lack of density has important 

ramifications on the ability of the MOA to 

support public transportation services. In 

general, at least six residential units per acre 

are required to provide the densities 

necessary to support frequent public 

transportation service, about twice that for 

premium-quality public transportation, such 

as rail service.  The distributions of 

household density are shown in Figures 5-8 

and 5-9 for the Anchorage Bowl and 

Chugiak-Eagle River, respectively. In the 

Anchorage Bowl, the average housing 

density exceeds 10 dwelling units per acre 

in only a few areas and the highest housing 

densities are in the Downtown CBD, 

Spenard, and Midtown. In Chugiak-Eagle 

River, the average housing density does not 

exceed the 10-dwelling-unit-per-acre 

threshold for density in any location. 

Future employment growth is dispersed 

throughout the metropolitan area. The 

Downtown CBD in the Anchorage Bowl is a 

significant source of jobs, but it no longer 

dominates employment or retail activity in 

the region. Other Anchorage Bowl areas 

with significant economic activity include 

Joint Base Elmendorf-Richardson (JBER), the 

U-Med District, Midtown, the TSAIA area, 

and the Dimond Mall. The employment in 

Chugiak-Eagle River is also dispersed; 

however, jobs are predominantly located in 

the Eagle River CBD. Low employment 

density has a similar effect on public 

transportation viability because low 

employment density with 25 employees per 

acre is considered to be the minimum 

density needed to support frequent public 

transportation service. About twice that 

density is required to support premium-

quality public transportation, such as rail 

service. Figures 5-10 and 5-11 show the 

2007 distribution of employment in the 

Anchorage Bowl and Chugiak-Eagle River, 

respectively. 
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Figure 5-8 2007 Household Density ï Anchorage Bowl Figure 5-9 2007 Household Density ï Chugiak-Eagle River 

Source:  CH2M HILLSource:  CH2M HILL
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Figure 5-11 2007 Employment Density ï Chugiak-Eagle River Figure 5-10 2007 Employment Density ï Anchorage Bowl  

Source:  CH2M HILLSource:  CH2M HILL
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Implementation of planning elements in the 

Anchorage Bowl and Chugiak-Eagle River 

comprehensive plans is expected to correct 

some shortcomings of the existing land-use 

pattern by developing more multi-use and 

denser town centers and focusing on land-

use policies to create more viable 

employment centers.  

The guiding comprehensive plans for the 

Anchorage Bowl and Chugiak-Eagle River 

both call for changes in the decision process 

for allocating future land-use development. 

The goal of this allocation is to locate 

development (households and 

employment) in areas that will have a 

positive influence on travel patterns in the 

metropolitan area. Higher densities and 

mixed-use development called for in the 

comprehensive plans have the potential to 

decrease long-distance trips (across the 

network) and increase non-automobile 

trips. 

An estimated collective total of 

approximately $10 billion to $14 billion (in 

2010 dollars) is expected to be invested in 

new housing and employment sites 

between 2010 and 2035 in the metropolitan 

area. Despite the magnitude of this 

investment, changes to the existing 

patterns of development and the urban 

form will be gradual. 

Household allocation by planning area for 

the Anchorage Bowl and Chugiak-Eagle 

River are shown in Table 5-2. These subareas 

are refined further into TAZs, which serve as 

the foundation for predicting origins and 

destinations of travel with the 

transportation forecasting model.  

Figures 5-12 and 5-13 show the allocations 

of housing growth by TAZ for the 

Anchorage Bowl and Chugiak-Eagle River.  

Planning Area Household Growth Percentage of Total Growth 

Central Anchorage Bowl 3,700 21 

Northeast Anchorage Bowl 4,480 14 

Northwest Anchorage Bowl 6,680 20 

Southeast Anchorage Bowl 3,200 10 

Southwest Anchorage Bowl 3,030 10 

South Fork Eagle River 1,600 5 

Eagle River 770 2 

Eagle River Valley 2,410 8 

Chugiak 1,810 6 

Birchwood 2,460 8 

Peters Creek 890 3 

Eklutna 690 2 

Total  31,720 100 
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Figure 5-12 2007ï2035 Household Growth by Traffic Analysis 

Zone ï Anchorage Bowl 

Figure 5-13 2007ï2035 Household Growth by Traffic Analysis 

Zone ï Chugiak-Eagle River 

Source:  CH2M HILLSource:  CH2M HILL
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Although existing areas of rapid 

development are predicted to continue to 

grow based on the availability of vacant 

land, a substantial amount of the future 

growth is projected to occur in and around 

town centers, transit-supportive 

development corridors, and redevelopment 

areas identified in the Anchorage Bowl and 

Chugiak-Eagle River comprehensive plans.  

The 2035 housing allocation forecast for the 

Anchorage Bowl reflects the assumptions 

about future household growth contained 

in the comprehensive plan with a major 

shift occurring from the current growth 

areas (south and central areas), to the 

northeast and northwest planning areas. 

The majority of this shift is explained by the 

projected increase in residential growth in 

areas surrounding and within the three 

major employment areas in the Anchorage 

Bowl (Downtown, Midtown, and the U-Med 

District). These areas alone are predicted to 

attract more than 4,350 new housing units, 

of which 1,760 housing units are forecast to 

be located within the Downtown CBD.  

Four of the transit-supportive development 

corridors identified in the Anchorage Bowl 

comprehensive plan (Arctic Boulevard, 

Debarr Road, Spenard Road/Jewel Lake 

Parkway, and Lake Otis Parkway) are also 

projected to receive a substantial amount of 

household growth with more than 8,300 

new housing units added to these corridors 

by 2035. Residential growth in 

redevelopment areas near the three major 

employment areas in the Anchorage Bowl 

(Downtown, Midtown, and the U-Med 

District) is predicted to attract more than 

4,350 new housing units by 2035, of which 

1,760 housing units are forecast to be 

located within the Downtown CBD.  

The 2035 Chugiak-Eagle River housing 

forecast projects residential growth 

primarily in Birchwood, Chugiak, Eagle River 

Valley, and South Fork. In Chugiak-Eagle 

River, 300 housing units are forecast within 

the general area of the CBD. 

Employment allocations by planning area 

for the Anchorage Bowl and Chugiak-Eagle 

River are shown in Table 5-3. The location of 

future employment strongly influences the 

travel patterns within the metropolitan 

area. The Anchorage Bowl comprehensive 

plan identified three employment centers 

for employment growth: Midtown, 

Downtown, and the U-Med District. The 

2035 employment forecast for the 

Anchorage Bowl is shown in Figure 5-14. 

Approximately 30 percent of employment 

growth is concentrated in the 

redevelopment areas of the Anchorage 

Bowl comprehensive plan. 

Consistent with the Anchorage Bowl 

comprehensive plan, the largest amount of 

employment growth is allocated to 

Midtown, where 7,200 new jobs are 

projected by 2035 (17 percent of the total 

Anchorage Bowl employment growth). New 

development will result in more 

concentrated employment density in 

Midtown, closely matching the density in 

Downtown Anchorage. 
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The higher employment density, combined 

with a more diversified mix of office and 

retail uses, will help to encourage 

carpooling and public transportation use in 

Midtown, as well as to enhance the 

attraction of Midtown as an employment 

and retail destination. Employment in both 

the U-Med District and the Downtown areas 

is expected to increase by approximately 

2,800 jobs by 2035 (each area seeing 6 

percent of the total Anchorage Bowl 

employment growth). 

Future employment growth in Chugiak-

Eagle River will continue to be attracted to 

the commercial center for the area in 

Downtown Eagle River. Commercial 

development is also expected to occur at 

strategic locations such as Eklutna, Peters 

Creek, North Birchwood, South Birchwood, 

Chugiak, the intersection of Eagle River 

Road and Eagle River Loop Road, and the 

intersection of the Old Glenn Highway and 

North Eagle River Access Road. 

The major areas designated for industrial 

land use are located around the Birchwood 

Airport, along the Old Glenn Highway in 

Chugiak, at Springbrook Drive in Eagle 

River, and at West Artillery Road in Eagle 

River. The 2035 employment forecast for 

Chugiak-Eagle River is shown in Figure 5-15. 

 

  

Planning Area Employment Growth Percentage of Total Growth 

Military 8,130 17 

Central Anchorage Bowl 6,190 13 

Northeast Anchorage Bowl 9,160 19 

Northwest Anchorage Bowl 14,310 30 

Southeast Anchorage Bowl 600 1 

Southwest Anchorage Bowl 4,030 8 

South Fork Eagle River 130 0 

Eagle River 2,080 4 

Eagle River Valley 250 1 

Chugiak 1,130 2 

Birchwood 1,010 2 

Peters Creek 550 1 

Eklutna 320 1 

Total 47,890 100 
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Figure 5-14 2007ï2035 Employment Growth by Traffic Analysis 

Zone ï Anchorage Bowl 

Figure 5-15 2007ï2035 Employment Growth by Traffic Analysis 

Zone ï Chugiak-Eagle River 

Note: TSAIA is treated as a special generator in the transportation demand model. Traffic 
generation for TSAIA-take offs and landings-is calculated by means other than employment. 
Therefore, it was not necessary to project total employment at the airport for input into 
the transportation demand model. 

 


