
 

Synopsis 

Application Information 
Application Request: Consideration and action on the application for an alternative access exemption and final 

approval of Ritter Ranch Subdivision, consisting of 1 flag lot, located at approximately 800 
North 5900 East, Eden. 

Agenda Date: Wednesday, May 05, 2021 
Applicant: Robert Fuller (Owners) 
File Number: UVR092520 

Property Information 
Approximate Address: 800 North 5900 East, Eden. 
Project Area: 6.5401 acres 
Zoning: AV-3, S-1 
Existing Land Use: Agricultural 
Proposed Land Use: Residential 
Parcel ID: 20-008-0018, 20-008-0017 
Township, Range, Section: T6N, R1E, Section 11 NE 

Adjacent Land Use 
North: Agricultural South: Pineview Reservoir 
East: Pineview Reservoir West:  Agricultural 

Staff Information 
Report Presenter: Scott Perkes 
 sperkes@co.weber.ut.us 
 801-399-8772 
Report Reviewer: RG 

Applicable Ordinances 

 Title 104, Chapter 6 Agricultural Valley (AV-3) Zone  
 Title 104, Chapter 10 Shoreline Zone (S-1) 
 Title 106, Subdivisions, Chapter 1-8 as applicable 
 Title 108 (Standards) Chapter 7 (Supplementary and Qualifying Regulations) Section 29 (Flag lot access strip, private 

right-of-way, and access easement standards) 
 Title 108 (Standards) Chapter 7 (Supplementary and Qualifying Regulations) Section 30 (Flag Lots) 
 Title 108 (Standards) Chapter 7 (Supplementary and Qualifying Regulations) Section 31 (Access to a lot/parcel using 

a private right-of-way or access easement) 
 Title 108 (Standards) Chapter 18 (Drinking Water Source Protection) 

Background and Summary 

The proposed subdivision consists of one flag lot and is located in both the AV-3 and S-1 zones (see Exhibit A – Subdivision 
Application). The subdivision proposes to take primary access off of the existing 5900 East Street and use a private lane along 
the flag lot stem for Lot 1 (see Exhibit B – Alternative Access Exemption Application). The Weber County Land Use Code (LUC) 
§101-1-7 identifies a new subdivision of three or fewer lots for which no streets will be created or realigned as a “Small 
Subdivision” which can be administratively approved by the Planning Director. With recommended conditions, this 
subdivision meets the applicable land use standards. 
 

Alternative Access Exemption Analysis 

Per LUC 108-7-30, the land use authority shall determine whether or not it is feasible or desirable to extend a street to serve 
a lot(s)/parcel(s) at the current time, rather than approving a flag lot. Criteria to be used in determining feasibility or 
desirability of extending a street shall include, but not be limited to topography, boundaries, and whether or not extending a 
road would open an area of… ten acres or more in the Ogden Valley for development. 
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As such, to provide access to the proposed flag lot, an alternative access exemption must be granted based on the criteria 
and conditions listed in LUC Sec. 108-7-31. The applicant has submitted a written narrative to argue their points to satisfy the 
criteria listed in LUC Sec. 108-7-31(a)(3) that “it shall be shown that it is unfeasible or impractical to extend a street to serve 
such lot or parcel.” See Exhibit C for this narrative. The primary argument made by the applicant includes the following, as 
paraphrased by planning staff: 

 Due to the adoption of the Source Water Protection ordinance and its associated protection zones, the applicant’s 
property was encumbered by a large area of Zone 2 protection zone. This has required a flag lot be created to allow 
a home site to be established to the far east of the applicant’s property where enough area within the Zone 3 
protection zone could be utilized to accommodate a single-family residential septic system. This encumbrance makes 
it impractical to extend a public road to provide access to the proposed subdivided lot. 

 
Planning staff have also found that the proposed subdivided lot would not open an area of ten or more acres in the Ogden 
Valley for development (see LUC Sec. 108-7-30). Therefore it is not practical at this time to require this lot be accessed by a 
publicly dedicated road. 
 
Should an alternative access exemption be granted, the applicant would be bound by the conditions of approval listed in LUC 
Sec. 108-7-30(b)(2) as follows: 
 

(2) The landowner of record or authorized representative shall agree to pay a proportionate amount of the costs 
associated with developing a street if, at any time in the future, the county deems it necessary to have the landowner 
replace the private right-of-way/easement with a street that would serve as a required access to additional lots. The 
agreement shall be in the form considered appropriate and acceptable to the office of the Weber County Recorder 
and shall recite and explain all matters of fact, including a lot/parcel boundary description, which are necessary to 
make the agreement intelligible and show its successive nature. 

 

Subdivision Analysis 

General Plan: The proposal conforms to the Ogden Valley General Plan by maintaining the existing density provided by the 
current zoning and existing approvals (2016 Ogden Valley General Plan, Land Use Principle 1.1).  

Zoning: The proposed subdivision is located in both the Agriculture Valley (AV-3) Zone and Shoreline Zone (S-1). A single-
family home is an allowed use in both the SV-3 and S-1 zones. 

Lot 1 meets the 300 foot minimum width and five acre minimum area requirements of the more restrictive S-1 zone. Lot 1 
= 300’ wide at the end of the flag stem and is 6.5401 acres in area (see Exhibit D – Proposed Final Subdivision Plat).  

Culinary water, secondary water, and sanitary sewage disposal: Culinary water will be provided by Eden Water Works 
(see Exhibit E), secondary water will be provided by Eden Irrigation Company (see Exhibit F), and sanitary sewage disposal 
will be provided by an on-site septic system. A feasibility letter has been provided by the health department for the septic 
system (see Exhibit G).  

Review Agencies: The Weber County Engineering Division, the Weber County Surveyor’s Office, Weber-Morgan Health 
Department, and Weber Fire District have reviewed the proposal.  Prior to the subdivision being released for Mylar, all 
review agencies comments will need to be addressed.     

Drinking Water Source Protection Zones: The proposed subdivision is located within both a protection Zone 2 and Zone 3 
of an adjacent public drinking water source. Per LUC §108-18-6(d), development may not include any of the following 
within Zone 2 and Zone 3 respectively (See LUC Sec 108-18-6(b) & (c): 

1. Zone Two. 
1. Surface use, storage, or dumping of hazardous waste or material, expressly including industrial or 

commercial uses of agricultural pesticides (except when such pesticides are used in farming applications 
within strict compliance of the manufacturer's recommendations of use, subject to inspection by local 
officials). 

2. Sanitary landfills. 
3. Hazardous waste or material disposal sites.  
4. Septic tanks/drain field systems.  
5. Sanitary sewer lines within 150 feet of a wellhead or spring collection area.  



 

6. Underground storage tanks.  
7. Stormwater infiltration structures.  
8. Any pollution source as defined herein or in Rule 309-113-101, as amended, of the division of drinking 

water's drinking water source protection regulations. 
9. Agriculture industries including, but not limited to, intensive feeding operations such as feedlots, dairies, 

fur breeding operations, poultry farms, etc. 
2. Zone Three. 

1. Surface use, storage, or dumping of hazardous waste or material, expressly including industrial or 
commercial uses of agricultural pesticides (except when such pesticides are used in farming applications 
within strict compliance of the manufacturer's recommendations of use, subject to inspection by local 
officials). 

2. Sanitary landfills. 
3. Hazardous waste or material disposal sites. 
4. Agriculture industries including, but not limited to, intensive feeding operation such as feedlots, dairies, fur 

breeding operations, poultry farms, etc. 

Since Zone 2 does not allow septic tanks or drain field systems, the applicant has worked with the Weber-Morgan Health 
Department to ensure that the proposed subdivision lot includes enough acreage within the Zone 3 protection area to 
accommodate an approved septic system, drain field, and replacement drain field for a pre-approved home size. Following 
review, the Weber-Morgan Health Department has indicated that: “the reviewed subdivision plat was found to comply with 
all State and Local Onsite Wastewater Rules and regulation.” 

Public Notice:  The required noticing for the final subdivision plat approval has been mailed to all property owners of record 
within 500 feet of the subject property regarding the proposed subdivision per noticing requirements outlined in LUC §106-
1-6(b). 

Tax Clearance: Property taxes for 2020 have been paid in full. 

Staff Recommendation 

Staff recommends final approval of the Ritter Ranch Subdivision and associated alternative access exemption. This 
recommendation for approval is subject to all applicable review agency requirements and the on the following conditions: 
 

1) The access easement shall comply with the design, safety, and parcel/lot standards, as outlined in LUC §108-7-29. 
Improvements will be required prior to the issuance of a building permit. 

2) The applicant shall agree to file the required alternative access agreement, as outlined in LUC §108-7-31, prior to 
the recording of the subdivision mylar.  

3) The subdivision boundary and lot corners shall be set on the site prior to recording of the final plat. 
4) Per LUC Sec. 106-4-2, at least one well permit is required to be obtained prior to the recording of the plat. 
5) An Onsite Wastewater Disposal Systems Deed Covenant and Restriction is required to be recorded simultaneously 

with the plat. 
6) A Declaration of Deed Covenant Concerning the Provision of Irrigation Water is required to be recorded 

simultaneously with the plat. 
 
This recommendation is based on the following findings: 

1. The proposed subdivision conforms to the Ogden Valley General Plan.   
2. With the recommended conditions, the proposed subdivision complies with all previous approvals and the 

applicable County ordinances.   
 
 
 
 
 
 
 
 



 

 

Administrative Approval 

Administrative final approval of Ritter Ranch Subdivision and its associated alternative access exemption is hereby granted 
based upon its compliance with the Weber County Land Use Code. This approval is subject to the requirements of applicable 
review agencies and the conditions of approval listed in this staff report. 

Date of Administrative Approval: _______________________________  

 
 
 
____________________________________ 
Weber County Planning Director 

 

Exhibits 

A. Subdivision Application 
B. Alternative Access Exemption Application 
C. Alternative Access Exemption Letter 
D. Proposed final plat 
E. Culinary Water Will-Serve Letter 
F. Secondary Water Will-Serve Letter 
G. Septic Feasibility Letter 
 

Location Map 

 
 
 
 
 
 



 

Exhibit A – Subdivision Application 

 
 



 

Exhibit B – Alternative Access Exemption Application 

 



 

 



 

 
 

 



 

Exhibit C – Alternative Access Exemption Letter 
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NARRATIVE

BOUNDARY DESCRIPTION

SURVEYOR'S CERTIFICATE

Weber County Recorder

OWNER'S DEDICATION

Address: 1090 N 900 E, Eden, Utah 84310

PROJ:
DATE:
CHECKED BY:
DRAWN BY:

4018

...
EDR

Range 1 East, Salt Lake Base and Meridian.

Landmark Surveying, Inc.
A Complete Land Surveying Service

www.LandmarkSurveyUtah.com
4646 South 3500 West - #A-3
West Haven, UT  84401
801-731-4075

NE 1/4 of Section 11, Township 6 North,

Revisions

1. The purpose of this survey is to create a 1 lot subdivision plat as shown hereon.  Additionally, the
purpose of the survey is not to identify utility locations, above or underground, any utilities shown
hereon are based on physical survey ties of visible utilities or from 811 Locator Services (Blue
Stakes). No representation as to accuracy is made herein.  The basis of bearing of bearing is as
described in the description.

2. This survey is building on work that I did while employed by Weber County Surveyor's Office  in
which I worked with the USFS in establishing the boundary around Pineview Reservior.  It should be
noted that the USFS ran out of funding for the project and much of the boundary has not been
surveyed.  There are some areas around the lake such as the south boundary of this subdivision which
monumentation was set but the plat and supporting documentation on the boundary determination
was not produced due to lack of funding.  While the monumentation, specifically for this subdivision,
has not been officially accepted by the USFS, it is my professional opinion that the boundary shown
is the USFS boundary for this portion of the lake.

3. Records or documents relating to the establishment, research, and evaluation of this portion of the
lake boundary are part of the Weber County Surveyor's records and should be available for
examination.  In regard to the establishment of the boundary there are some basic facts that I will
provide herein.

4. Noted on the plat is a basic chain of title related to the acquisition of the USA for the expansion of
the lake boundary.  These documents were recorded in 1959.  The relevant one, B632 pg 465,
contains a description of the property that creates the boundary around the southern part of this
subdivision.  The bearings and distances contained in that description are shown for comparison and
was known in the condemnation proceedings as Tract No. 15. The bearings of that description were
rotated 00°14'36” CCW.  I have numbered the monuments for the purposes of this drawing.

5. Because of the closing error of the description when holding the location of the NE corner of the
Section, which is the tie monument, the description did not coincide with the existing fencing.
However, after evaluating the position and bearings of the fence it is obvious that the fence is a close
construction of the intent of the condemnation description.  The USFS monuments were set in 2012
under my supervision.  I am holding this monumented line as the subdivision boundary.

6. The establishment of the West boundary of the subdivision was established by splitting the existing
fences and holding the rebar monument at the North Quarter of the section.  This provides an
alignment for the center of the street as well as the Quarter Section line.  The South Quarter corner of
the section is in the lake and in an attempt to use the BLM plat data to reconstruct their description of
the section it was found that there are slight differences between the locations of existing monuments
and data noted on the plat.  Because of the differences I have held the fence split of the road for the
north half of the quarter section line.

7. The center of the section identified as calculated on this plat is a result of holding another section of
fence that was the south boundary of the Fuller Subdivision (now vacated).  This south boundary is
also fenced and extending that fence east to intersect with the line of 5900 East Street provides the
calculated center quarter corner.

8. The north boundary is set at a location to provide the acreage that the owner wants in the plat and is a
portion of what they own.

This Plat is the Intellectual Property of                                                all legal rights are reserved.Landmark Surveying, Inc.,

Scale ~ 1" = 150'
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A tract of land located in the Northeast Quarter of Section 11, Township 6 North, Range 1 East, Salt Lake Base and
Meridian, being all of that certain parcel of land described in Special Warranty Deed recorded as Entry No. 2783749
on March 21, 2016 and a portion of that certain parcel of land described in Warranty Deed recorded as Entry No.
2787461 on April 11,  2016, said tract of land having a basis of bearing of North 00°35'38” East, by RTK GPS
observation, between the monumented North Quarter corner of said Section 11 (having RTK GPS NAD83 Utah North
Zone coordinates of N=3625457.029 E=1556239.204 U.S.ft.) and the monumented North Quarter corner of Section 2
said Township and Range (having RTK GPS NAD83 Utah North Zone coordinates of N=3630708.193
E=1556293.624 U.S.ft.), described by survey as follows:
COMMENCING at a point located 1159.59 feet South 00°25'50” West, along the center line of 5900 East Street
(Stringtown Road) and the Quarter Section line, FROM said North Quarter corner of Section 11;
RUNNING thence East 1676.23 feet, to the boundary of U.S.A. property as monumented by U.S. Forest Service
aluminum cap;
Thence the following Three (3) courses along said monumented U.S.A. property boundary, 1) South 45°14'19” West
(S 45°14'22” W by said Special Warranty Deed) 507.14 feet, to a U.S. Forest Service Aluminum cap,  2) South
88°25'21” West 379.63 feet (S 88°25'18” W 379.5 feet by said Special Warranty Deed), to a U.S. Forest Service
Aluminum cap,  3) North 76°29'37” West 203.63 feet (N 76°29'38” W by said Special Warranty Deed),
Thence leaving said U.S.A. property boundary North 300.00 feet;
Thence West 283.08 feet, along  a line being parallel to and 20 feet perpendicularly distant southerly of the north line
of this subdivision;
Thence South 78°41'24" West 50.99 feet;
Thence West 40.00 feet;
Thence North 78°41'24" West 50.99 feet;
Thence West 282.72 feet, along  a line being parallel to and 20 feet perpendicularly distant southerly of the north line
of this subdivision;
Thence South 00°25'50" West 585.72 feet, to said U.S.A. property boundary;
Thence  South 89°23'24” West 33.00 feet (N 89°54'11” W by said Special Warranty Deed, should be South 89°54'11”
West), to the center of 5900 East Street (Stringtown Road), being the evidenced quarter section line of said Section 11;
Thence North 00°25'50” East 606.08 feet, along said center line and the evidenced Quarter Section line of said Section
11, to the point of beginning.
Containing 6.9989 acres, more or less.
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PUE dedicated by this plat being 10 ft in width parallel to the right of way.
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Fuller Subdivision (Vacated)
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NOTES: 1. Weber County Land Use Ordinance Section 108-18 Weber County Land Use Ordinance Section 108-18 "Drinking Water Source Protection" restrictions and development restrictions are in force and effect with this subdivision. 2. This subdivision is located in FEMA Flood Zone D. This subdivision is located in FEMA Flood Zone D. Flood Zone D is a designation of FEMA in which the area affected has not had a flood hazards determination made, additionally, no analysis of flood hazards have been conducted by FEMA. 3. Test Pit #3 location was provided by the client Test Pit #3 location was provided by the client with UTM Zone 12 coordinates of N=4569595 E=432871. These were converted to NAD83 Lambert coordinates of N=3624059.956 E=1557535.684 U.S.ft. and expanded to ground using a Combined factor of 1.00029237772456 to plot on this map. 4. Due to the topography and the location of this Due to the topography and the location of this subdivision all owners will accept responsibility for any storm water runoff from the road adjacent to this property until curb and gutter is installed.
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We hereby grant a perpetual right and easement over and upon the lands designated hereon as "Emergency turn-a-round easement" for the use of Emergency Services, to the Local Entity, their successors and/or assigns, for the limited purpose of emergency access and emergency vehicle turn-a-round as may be authorized by the Local Entity. This easement is deemed a no parking zone. This easement is intended to be situated on a driveway as constructed.
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We the undersigned owner(s) of the herein described tract of land, do hereby set apart and subdivide the same into Lots and streets as shown or noted hereon and name said tract RITTER RANCH SUBDIVISION: (As used herein the term Local Entity is the same as defined in UCA 67-1a-6.5)
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I hereby certify that the Weber County Surveyor's Office has reviewed this plat and all conditions for approval by this office have been satisfied.  The approval of this plat by the Weber County Surveyor does not relieve the Licensed Land Surveyor who executed this plat from the responsibilities and/or liabilities associated therewith. Signed this      day of              , 20   . Weber County Surveyor
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Exhibit E – Culinary Water Will-Serve Letter 

 
 



 

Exhibit F – Secondary Water Will-Serve Letter 

 



 

Exhibit G – Septic Feasibility Letter 

 
 



 

 


