
Special Limitations Zoning
11/18/2024 PZC meeting

AO 2024-124



Note: Planning and Zoning Commission review was waived by the Assembly 
when this item was introduced at the October 22, 2024 Assembly Regular 
meeting.

This appears as a case but the Assembly sponsors are not petitioning the 
Planning and Zoning Commission, were not expecting to appear, and were 
not asked to appear before the Commission this evening.

This information is presented by staff to give the Commission an 
opportunity to ask questions or take action if desired. 
 



Special limitations can do one or more of the following: 

a. Limit residential density; or prohibit structures, or uses of land or 
structures, otherwise permitted in a zoning district. 

b. Require compliance with design standards for structures and other site 
features. 

c. Require compliance with a site plan approved under this title. 

d. Require the construction and installation of improvements, including 
public improvements. e. Impose time limits for taking subsequent 
development actions.



Many types of SLs have now been incorporated into Title 21: 

• Public meetings/site plan reviews: now regulated by 21.03 & 21.05

• Access requirements: now regulated through site plan reviews and agency 
comments (21.07).

• Design standards/density requirements: now part of R-3A and R-4A zones 
(21.04). 



Eagle River Slopes & SLs



South Anchorage Slopes & SLs

Referred to 
Geotechnical 
Advisory 
Commission for 
discussion at their 
11/26/2024 meeting
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AO 2021-20

21.04.020: R-4A (2022)

21.07.060: Transportation & Connectivity

21.04.020: R-4A (2022)

Parking requirements no longer apply (2022)

See site access standards (2023)



Issues: 

• Transparency: 
• It’s hard for people to find SLs
• SLs often don’t show up in a title search. 
• SLs might apply in irregular ways

• Consistency: Some SLs apply to sections of code which are long out of date. 

• Fairness: Some SLs limit housing for reasons that may not be related to 
health, safety, and welfare. 



SLs & Split Lot Zoning AO 1983-224

This is one lot

This is another 
lot



SLs & Split Lot Zoning AO 1986-217

This is one lot



Special Zone of 12,006 SF: AO 1991-150
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CE-RO SL AO 1995-198
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R3 SL AO 1997-101



R3 SL AO 1983-301

2,991 sf lot



R3 SL AO 2006-95(S)



RO SL AO 1980-138



R3 SL AO 2014-130



R4 SL AO 2017-32



R3 SL AO 1991-84



Case 2015-0093



Case 2015-0093



Case 2015-0093





Thank you



Public Comment #1

“Special limitations have value to buffer different land uses, protect the 
environmental features and to create conformity to comprehensive plans. I fail 
to see how a blanket prohibition is beneficial.”



Public Comment #1

“Special limitations have value to buffer different land uses, protect the 
environmental features and to create conformity to comprehensive plans. I 
fail to see how a blanket prohibition is beneficial.”

Response: 

• Other land use tools are already in place to 
address buffering, environmental features, 
and conformity.

• Having rezones that align with 2040 LUP 
categories ensures conformity to the 
Comprehensive Plan



AO 2021-20

21.04.020: R-4A (2022)

21.07.060: Transportation & Connectivity

21.04.020: R-4A (2022)

Parking requirements no longer apply (2022)

See site access standards (2023)



Public Comment #2

#1  “It is often a context relevant feature of the parcel that an SL can address that allows 
the rezone to be approved in line with the comprehensive plan and the surrounding 
neighborhood. Without the rezone, the parcel would typically have less ability to 
develop. Without the SL, there would be no rezone. It's important to keep sight of the 
starting point. The initial zoning is logically more restrictive than the new zoning even with 
the SL. With this perspective, it is hard to see a rezone from R-1 to R-3SL as more 
restrictive. The SL should be seen as allowing a change to more intense development.

Since a property owner could reject a rezone, if an SL decreased the use of a property 
from its original zoning, it’s hard to imagine a property owner who would accept the 
rezone. The purposes for SLs show in 21.03.160.G.1 and 2 support their continued use. 
These show the usefulness of SLs where those purposes include ‘conforming to the 
comprehensive plan, further the goals of the comprehensive plan, mitigate adverse 
effects …’ These point to the importance of SLs in creating an opportunity to rezone to a 
higher intensity district.”
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Public Comment #2



Public Comment #2

“It is often a context relevant feature of the parcel that an SL can address that allows the rezone to be approved in line with the comprehensive plan and 
the surrounding neighborhood. Without the rezone, the parcel would typically have less ability to develop. Without the SL, there would be no rezone. It's 
important to keep sight of the starting point. The initial zoning is logically more restrictive than the new zoning even with the SL. With this perspective, it is 
hard to see a rezone from R-1 to R-3SL as more restrictive. The SL should be seen as allowing a change to more intense development.

Since a property owner could reject a rezone, if an SL decreased the use of a property from its original zoning, it’s hard to imagine a property owner who 
would accept the rezone. The purposes for SLs show in 21.03.160.G.1 and 2 support their continued use. These show the usefulness of SLs where those 
purposes include ‘conforming to the comprehensive plan, further the goals of the comprehensive plan, mitigate adverse effects …’ These point to the 
importance of SLs in creating an opportunity to rezone to a higher intensity district.”

Response: 

• Most SLs are not to drastically different 
zones.

• The R-3SLs in South Anchorage are in fact 
very complex and may have been better as 
different zones.



Public Comment #3

“The fact that SLs are individually defined in ordinances, not in code, also means they are 
opaque to the property owner, and are often only discovered through a development 
application and review process.’ P.4 This is an odd complaint. Current code specifies ‘A 
zoning district subject to special limitations shall be identified on the zoning map by the suffix 
“SL” and the number of the ordinance applying the special limitations shall be printed on the 
zoning map.’

Anyone buying a piece of property would look at the zoning and can easily find the AO that has 
the special limitation.  Any property with an SL is clearly shown in the zoning. Rather than toss 
a useful tool for allowing more development in Anchorage, figure out what trouble people 
have learning what the SL is and fix that. Our Assessor can add the relevant AO number to the 
public info in CAMA.”



Public Comment #3
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Public Comment #3

“The fact that SLs are individually defined in ordinances, not in code, also means they are opaque to the property owner, and are often 
only discovered through a development application and review process.’ P.4 This is an odd complaint. Current code specifies ‘A zoning 
district subject to special limitations shall be identified on the zoning map by the suffix “SL” and the number of the ordinance applying 
the special limitations shall be printed on the zoning map.’

Anyone buying a piece of property would look at the zoning and can easily find the AO that has the special limitation. Any property with 
an SL is clearly shown in the zoning. Rather than toss a useful tool for allowing more development in Anchorage, figure out what trouble 
people have learning what the SL is and fix that. Our Assessor can add the relevant AO number to the public info in CAMA.”

Response: 

• Requiring the public to search for AOs 
makes regulations less transparent.

• An AO from 1984 might refer to R-3 
standards that have since changed 
considerably.



Public Comment #4

“Should the context or comprehensive plan change and make an SL no 
longer relevant, changing it through an ordinance is reasonable. Special 
Limitations offer a flexible and collaborative tool to gain more use of 
scarce land in Anchorage. Shortcomings regarding any difficulty in 
determining what the SL can be fixed by following code and using our 
flexible new CAMA system. Without SLs, we would have fewer rezones to 
higher intensity use. SLs should remain a tool in the box.”



Public Comment #4

“Should the context or comprehensive plan change and make an SL no longer relevant, changing it 
through an ordinance is reasonable. Special Limitations offer a flexible and collaborative tool to gain 
more use of scarce land in Anchorage. Shortcomings regarding any difficulty in determining what the 
SL can be fixed by following code and using our flexible new CAMA system. Without SLs, we would 
have fewer rezones to higher intensity use. SLs should remain a tool in the box.”

Response: 

• Most rezones with SLs are to zones that are allowed under 2040 LUP

• If zones are not appropriate, or not implementing the plan, they might 
not be a good fit.

• Changing SLs by ordinance can be complicated for the average user. 

• Title 21 has other tools to achieve the same ends
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