The famous western writer, Zane Grey, first chronicled the Code of the West. The
men and women who came to this part of the country during the westward
expansion of the United States adhered to an unwritten code of conduct, often for
their very survival. Old West values like integrity, self-reliance and accountability
guided their decisions, actions and interactions. Their success depended upon
their ability to cooperate with their neighbors -- attitude of collective responsibility
to society and finding non-partisan solutions to environmental problems and other
important issues. In that spirit, we offer this information to help Pine Meadow
Ranch owners who wish to follow in the footsteps of those rugged individualists
by living and recreating in Summit County's rural areas.
CODE OF THE NEW WEST
As it applies to Pine Meadow and Forest Meadow Ranch
Having a home or cabin in the mountains is a dream for many people. Some
want to spend the weekends at their mountain hide-away, some want a summer
home, and some want a cabin as their year-round residence. Whichever dream is
yours, you may find it in Pine Meadow Ranch. Whether you plan to make Pine
Meadow your home or just your retreat, you should become aware of some of the
important realities of living in the mountains. It is important for you to know that
life in the mountains is different from life in the city and you need to be prepared
because we are a “mountain community.” The Pine Meadow Ranch Owners
Association and Summit County are not able to provide the same level of service
that larger cities and towns provide. Before you purchase property or build a
home in the mountains, you should consider the limitations living in the
mountains will have on transportation, communication, education, health care,
employment and public services. This guide is intended to help you decide if
owning property in Pine Meadow Ranch is right for you.
Roads and Access
The roads within Pine Meadow and Forest Meadow Ranch are private roads
owned and maintained by the PMROA with funding from the Owners. There are
over 30 miles of gravel roads within the subdivision. Because of the significant
elevation change from the entrance to the upper end, many of the roads are
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steep and narrow. The fact that you can drive to your property today, does not
necessarily guarantee that you, your guests or even emergency service vehicles
(the Sheriff, an ambulance, a fire truck) can get there during all seasons of the
year. Please consider the following:
• Unpaved roads often “washboard” when dry and dusty, and become muddy
and slippery when wet. You may experience an increase in vehicle
maintenance costs when you regularly travel on rural roads.
• Gravel roads generate dust. The Association does not treat the roads to
suppress dust. You should keep this in mind when purchasing property or
planning to build along gravel roads.
• With 2000’ in elevation gain from the entrance to the top of the Ranch, road
conditions can vary dramatically. Spring rain at the entrance can easily be
an April blizzard at the top. Prepare accordingly. Pine Meadow Ranch has
been known to have snow in every month of the year.
• In winter weather, some roads may become
impassable. You may need a four-wheel
drive vehicle, snow tires and/or chains, and
perhaps even another mode of
transportation to travel under those
conditions. Living in a rural area means
developing special driving skills and good
judgment. Driving off the road to avoid bad
road sections can make a situation worse,
tearing up road banks and accelerating
erosion. (Don’t do it!)
• Snow tires, possibly with studs and chains, are required for snow-packed
roads. All season mud and snow (M+S designated) are not adequate for
winter travel on the Ranch.

• The Association does plow some
roads during the winter months.
Snow removal is limited to the
main road from I-80 to the winter
parking lot (aka: the gravel pit).
This is the only route that is
cleared by the Association. All
other routes are privately plowed,
and must meet the requirements
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specified by the Home Owners’ Association (www.pinemeadowranch.org).
These routes may change without notice.
• It is not unusual for the snowplow to block your driveway with snow as it
passes by. Just like in the city, it is your responsibility to clear your own
driveway. When you clear your driveway, the snow needs to be moved to
another location on your own property; pushing snow from your driveway
into the road is prohibited.
• Response times for emergency services cannot be guaranteed. Under
some conditions, you may find that emergency response is extremely slow
or even unavailable due to circumstances beyond the control of
emergency service providers.

• Many large construction vehicles cannot navigate steep and narrow gravel
roads. If you plan to build, check out construction access. Rural
residences can be more costly to build due to PMROA building fees and
costs required to get materials to your site. Private driveways should be
wide and sturdy enough to support both construction and emergency
vehicles.
• School buses travel only on county, state, or federal roads that have been
designated as school bus routes by the school district. You will have to
drive your children to the nearest bus stop so they can get to school. Call
the Administration Office of the school district in which your children will be
attending school to find out the school bus boarding area closest to your
property.
• Mail is not delivered to each individual lot. To receive mail you must either
have a Post Office box in town or arrange for one of the mail boxes down
by the gate. Contact the USPS office in Coalville to make those
arrangements.
• Newspaper, parcel and overnight package delivery may not always be
available in rural areas. Check with the agencies that provide these
services before assuming you can get delivery.
• Learn to solve your own problems. Costs are kept down by the willingness
of the members to go without many things suburban and urban people
regard as necessities. Rural people cherish their independence and are
willing to take care of their own needs.
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Utilities
• Water and electric services are available to all lots on the ranch but may not
operate at urban standards. Repairs can often take much longer than in
towns and cities.
• Telephone communications can be a problem, especially in mountainous
areas. Land lines are not available and cellular phones may not work in all
areas.
• Electric service fees usually consist of a one-time hook-up fee and,
thereafter, your monthly bill. You may also have to pay the cost of running
a line from the main trunk line to your property. It is important to know all
costs before making a decision to purchase a specific piece of property.
Electric power may not be available in both two-phase and three-phase
service configurations. If you have special power requirements, it is
important to know what level of service can be provided to your property.
Rocky Mountain Power provides electrical service to the Pine Meadow
Ranch area. Contact their offices for answers to any questions you may
have.
• Power outages are a fact of rural living and may be frequent and lengthy.
An outage can turn off your freezer, refrigerator, heat source, computer,
etc. Be prepared!
• Sewer service is not available. You will need to use a Summit County
approved on-site septic system. Soil type, depth to ground water or
bedrock, stream and river setbacks, and slope are important elements in
determining the cost and function of your system. The results of your
percolation test and the steepness of the slopes will determine if a septic
tank may be installed on your property and where it must be placed.
Contact the Summit County Health Department for septic system
requirements.
• The Pine Meadow Ranch water supply is for culinary use only. No outside
watering is allowed. During winter months, some lines may freeze and
water service may be interrupted for several weeks at a time. As a rural
resident you will need to be prepared to deal with such inconveniences.
Because of the terrain and extreme winter weather conditions, the cost of
supplying water to your cabin will be more expensive than in the city.
Check with the Pine Meadow Mutual Water Company for current pricing.
• Curbside trash pick-up is not available in Pine Meadow Ranch. Dumpsters
and recycling containers have been provided near the entrance, and you
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are responsible for depositing your waste there. Construction waste may
not be deposited in the dumpsters. You are responsible for hauling all
construction waste to the county land-fill.
The Property
There are many issues that can affect your property. It is important to research
these items before purchasing land.
• You may be provided with a plat of your property. Do not assume the plat is
accurate unless the land has been surveyed and pins placed by a licensed
surveyor. Do not begin building until a survey has been completed. A
survey of the land is the only way to confirm the legal boundaries of your
property.
• The PMROA/ECC must approve all building plans to insure that they
comply with our architectural standards and the Protective Covenants.
You should also know that the PMROA has an established fee schedule
for the construction of most structures in the subdivision.
• A county-issued building permit is required for the construction of most
buildings in Summit County. You should verify all permits required by
contacting the Summit County Planning Department.
• There are protective covenants that govern the use of property in Pine
Meadow Ranch. It is important that you obtain a copy of those covenants
and make sure that you can live with those rules before you buy a lot here.
A copy of those covenants can be obtained on the web site at
www.pinemeadowranch.org
• The PMROA collects annual dues. The Bylaws tell you how the organization
operates and how dues are set. The current amount of dues charged and
a copy of the Bylaws may be obtained from the web site.
• The view from your property may change. The surrounding properties will
probably not remain as they are indefinitely. The Summit County Planning
Commission can tell you how the surrounding areas are zoned, and if
there are plans for future development.
• Property owners in Pine Meadow Ranch do not own the mineral, grazing, or
water rights associated with their property.
Recreation
• Pine Meadow and Forest Meadow Ranch is surrounded by privately held
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property that is posted No Trespassing. Snowmobiles, ATVs, motorcycles,
horses, pedestrians, etc. are not allowed on those private lands, and there
are no access routes to public lands across any of those properties.
• While ATVs and other recreational vehicles are allowed on Pine Meadow
and Forest Meadow roads, please be considerate of those who come to
the Ranch to enjoy the peace and quiet and serenity of the mountains.
Allowing your family members or guests to constantly ride the roads near
someone else’s cabin ruins others’ enjoyment of their mountain retreat.
Please be respectful of other people on the mountain.
• Recreational vehicles are not allowed on any private property within the
Ranch or on any PMROA common property. Do not allow your family
members or guests to “blaze trails” across someone else’s property or
across any common area. What looks like empty space in Pine Meadow
and Forest Meadow Ranch is private property! Recreational vehicles are
to be kept on the roads.

Mother Nature
Rural residents usually experience more problems when the elements and earth
turn unfriendly. Here are some thoughts to consider:
• Fire: The physical characteristics of your property can be positive and
negative. Trees are a wonderful environmental amenity, but also provide
fuel for forest fires. Building at the top of a forested draw should be
considered as dangerous as building
in a flash flood area. Forest fires are
not uncommon in Utah’s mountains.
Defensible perimeters are very
helpful in protecting buildings from
forest fires and, inversely, can
protect the forest from igniting if your
house catches on fire. If you start a
forest fire, you may get the bill to put
it out. Contact the Summit County
Fire Warden for more information.
Open fires are strictly regulated and
violators endanger the entire
community. Fines are severe. See
the fire regulations on www.pinemeadowranch.org or contact your area
representative.
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• Pay attention to the “lay of the land.” Land topography can tell you where
the water will go during heavy precipitation. Sometimes, landowners fill a
ravine only to find that the water that drained through that ravine now
drains through their home. Low areas will collect water when snow melts
or large rain events occur. Take your property’s topography into account
when siting structures and other developments.
• Educate yourself about living in the wild. Nature can provide you with some
wonderful neighbors. Pine Meadow Ranch enjoys a diverse wildlife
population. However, even “harmless” animals like deer can cross the
road unexpectedly and cause an accident. Rural development encroaches
on the traditional habitat of moose, elk, coyotes, bobcats, mountain lions,
foxes, bears and other animals. They can be dangerous and you need to
know how to deal with them. In general, it is best to enjoy wildlife from a
distance.
• Moving to the country is not a
license to let pets roam. Even
gentle, beloved family pets can
become nuisances, predators, or
prey to wild animals. Pets found
attacking or harassing wildlife
can be impounded or even killed
under Summit County law.
Summit County and Pine
Meadow Ranch requires that all
dogs be kept on a leash or
confined to the owner’s property.
• There is no hunting of any kind allowed inside Pine Meadow and Forest
Meadow Ranch. It is illegal to discharge a firearm within the Ranch.

Conclusion
The information presented here is intended as a guideline and an introduction to
some of the realities of rural living. It does not include everything you should take
into consideration before you decide to buy or build here. We hope this
information will help you make an informed decision regarding making Pine
Meadow Ranch your home or retreat. You may discover other issues that have
not been covered. We encourage you to research and examine all aspects of
country living so you can be well prepared to meet the challenges of living in the
mountains.
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This document has been modified from the “Code of the West”, the work of John Clark, a

Commissioner for Larimer County, Colorado.
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