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Land… that’s where it all begins. Whether it is ranch land 
or family retreats, working cattle ranches, plantations, 
farms, estancias, timber or recreational ranches for sale, 
it all starts with the land.

Since 1946, Hall and Hall has specialized in serving 
the owners and prospective owners of quality rural real 
estate by providing mortgage loans, appraisals, land 
management, auction and brokerage services within a 
unique, integrated partnership structure.

Our business began by cultivating long-term relationships 
built upon personal service and expert counsel. We have 
continued to grow today by being client-focused and 
results-oriented—because while it all starts with the 
land, we know it ends with you.

WITH OFFICES IN :

SALES   |    AUCTIONS   |    F INANCE   |    APPRAISALS   |    MANAGEMENTSALES   |    AUCTIONS   |    F INANCE   |    APPRAISALS   |    MANAGEMENT
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EXECUTIVE SUMMARY
 
Arguably the finest mountain ranch retreat in the Rocky Mountain West. Diamond G doesn’t just 
claim to have it all. It, in fact, does! Privacy – It lies at the end of the road, virtually surrounded 
by state and federal lands. Access – It is accessible year-round and lies about 17 miles from 
Dubois and about one hour and 15 minutes from the Jackson Hole Airport. Fishing – It has an 
estimated five miles of the Dunoir River on private land with immediate access to two-and-a-half 
more miles on public land that is rarely accessed by the public. The Dunoir is a world-class trout 
fishery with trout in the 20-plus inch category. Wildlife – Bear, elk, moose, antelope, mountain 
lion, coyote, wolverine, multiple bird species, and both bighorn sheep and mountain goats are 
often seen in the adjacent national forest. It is one of the richest, wildest places for wildlife 
we have ever seen. Scenery – Absolutely breathtaking with a lush riparian corridor flanked by 
timbered and open mountains rising to over 11,000 feet topped by dramatic rock formations and 
three major peaks – Ramshorn, Coffin Butte and Pinnacles. Improvements – Comfortable lodge 
and guest quarters, operating facilities, and staff quarters all in an authentic western vernacular. 
Containing over 5,000 deeded acres - This is not just a small inholding in the national forest. 
When you come up the private road and see the ranch laid out before you, it is the real deal. 
There is virtually nothing else that one would want to own. 
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LOCATION
The Diamond G is located about 17 miles west of Dubois and is accessed from the east-west 
Highway 26 on an 8.5-mile private road to the ranch boundary.   There is no public access to 
or through the ranch. 

Jackson Hole is just 82 miles from the property by way of one of the most scenic drives in 
North America, passing over the mountains and through Grand Teton National Park, offering 
spectacular vistas of surrounding peaks and amazing wildlife viewing opportunities.  Jackson 
Hole provides visitors high-end boutique shopping, world-class dining, and a convenient 
airport with commercial flights by multiple major airlines.  Its cultural amenities rival major 
metropolitan areas while maintaining its quintessential laid-back western feel.  One also has 
easy access into Yellowstone Park on this route. The south entrance can be reached in about 
an hour from the ranch.

http://www.hallandhall.com
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LOCALE 
The ranch offers its owners complete solitude and respite from a busy world while allowing quick 
and easy access to modern amenities - and even some of the west’s most polished luxuries.

The main neighbor, of course, is the Shoshone National Forest that maintains a wilderness/
roadless use designation. One can depart from the ranch and ride into what is considered the 
most remote area in the lower 48 states south of Yellowstone Park. This area is wild and beautiful 
beyond description. It can take one to the south end of Yellowstone Lake or, alternatively, into 
the Shoshone River drainage to the Upper South Fork of the Shoshone River near Cody. 

The downstream neighbors are well-established operating ranches or guest ranches with a 
limited number of private retreat inholdings in nearby mountain valleys.  As one approaches 
Dubois on the main highway, one encounters more development along the Wind River corridor 
that is associated with the town.

Dubois is a close-knit community of under 1,000 residents that maintains the look and feel 
of a western town at the turn of the last century.  The town center offers three gas stations, 
a main street lined with restaurants, shops, and two espresso cafes.  There are ten hotel/
motels for visitors to choose from. Churches, an elementary school, and a high school round 
out community life for residents.  The local Dubois Municipal Airport has a 6,700-foot paved 
runway and jet and avgas fuel. The Dubois area still prides itself on its operating cattle and 
guest ranches that go back to the turn of the 20th century. 

A scenic 90-minute drive from the property leads to Jackson Hole, an iconic destination for 
skiing and summer recreation.  Jackson Hole Mountain Resort offers over 4,000 vertical feet 
of skiing frequently rated the best in North America with an annual snowfall average of over 
450 inches of light, dry powder.  In summer as well as winter, visitors can explore the splendor 
of nearby Grand Teton and Yellowstone National Parks. Summer and fall fishing on the Snake 
River is both beautiful and can be exceptionally productive, although the views generally trump 
the fishing should one have a slow day. First-rate luxury spas, world-class dining, boutique 
shopping, and a vibrant arts and theater scene await the Diamond G Ranch owner and guests 
year-round. 

http://www.hallandhall.com
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GENERAL DESCRIPTION
Diamond G is a classic end-of-the-road ranch which is laid out in all its glory and splendor as 
one proceeds up the Dunoir Road to the ranch boundary. One is truly overwhelmed when one 
realizes that the ranch occupies the entire upper end of the Dunoir River Valley with a huge 
1,000-acre riparian corridor lined with meadows and the river snaking its way through the 
center of the valley. The river bottom meadows give way to both timbered and open slopes, 
which soon become steeper and lead to huge rocky palisades and pinnacles that offer dramatic 
views from the ranch. It is a setting that one never tires of as the sunlight and clouds offer 
different perspectives throughout the day and the evening and morning light on the 11,000-foot 
peaks is indescribable. The primary peaks that crown the valley are Ramshorn, Pinnacles and 
Coffin Butte. The main ranch headquarters with its houses, guest houses, enormous barn, and 
outbuildings lie in the middle of the valley. They were all designed and built to look as though 
they had been there 100 years, but they are modern and useful for the ranch operations in every 
way. The lodge is tucked into the trees at the northern end of the ranch. 

http://www.hallandhall.com
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ACREAGE

DEEDED 

5,056± acres

LEASED

Contiguous to the deeded land, 
there is a State of Wyoming grazing 
lease on 640± acres. This land is 
surrounded by the ranch’s deeded 
land on two sides and borders the 
Shoshone National Forest on the 
other boundaries. It is only accessible 
to the public by foot or horseback 
from the national forest. 

In addition, the ranch leases the 160± 
acre inholding and has purchased a 
Right of First Refusal on this tract 
should it ever come on the market 
and be sold. 

TOTAL

5,856± acres

We are estimating that the riparian 
corridor, which is made up of both 
irrigated and sub-irrigated lands, 
approaches 1,000 acres. Of this 
area, there is estimated to be around 
500 acres of land that could produce 
a crop of grass hay under more 
intensive management. There is 
additional acreage that could be 
brought into production by utilizing 
the ranch’s water rights on the lake 
that lies inside the Shoshone National 
Forest. 

ACREAGE BREAKDOWN

http://www.hallandhall.com
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IMPROVEMENTS 

The ranch improvements were either built or remodeled under the current ownership in the 
1990s. The new buildings were designed to look like the original buildings and it is now almost 
impossible to tell the difference. 

MAIN LODGE

The previous owners of the ranch were a group of Morton Salt Company executives from the 
1950s and 1960s and then the Disney family who sold it to the current owners about 33 
years ago. We believe the lodge was built by the Disney family. It appears to have been built 
to their standards likely over 50 years ago and was remodeled by the current owners when they 
bought the ranch. The main room includes a huge stone fireplace, multiple seating areas with 
access to extensive porches on one side, and large kitchen on the other. It is a comfortable 
home with a large master bedroom 
and four guest bedrooms with five 
bathrooms in total. It would be best 
described as “cozy” and “private” 
rather than grand and imposing. As 
previously mentioned, it is tucked 
away in the trees on the north end 
of the ranch. Most of the balance 
of the improvements are in the 
building complex in the center of 
the ranch, except for a modest off-
grid cabin overlooking a lake near 
the upper end of the ranch and a 
staff or guest house further down 
valley from the headquarters.  

http://www.hallandhall.com
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ADDITIONAL GUEST CABINS

The Wrangler House contains two bedrooms, one bathroom and a kitchen/living room. It will 
require some repairs on the flooring to be usable. There are two additional log cabins that each 
contain a bedroom, bathroom, and a kitchenette. One is slightly larger and offers a small living 
room area. These log cabins have not had much use in recent years and will require some work 
to be fully functional. 

MANAGER’S HOUSE

Also located in the main building compound, this is a comfortable 1,500± square foot three 
bedroom, two bath log home that was built specifically for the manager. 

SIXMILE HOUSE 

This house is very similar to the ranch 
manager’s house and was built further south 
on the ranch where Sixmile Creek flows 
across the main road on its way to its 
confluence with the Dunoir River. It contains 
three bedrooms and two bathrooms and could 
be used for guests or additional staff. 

MAIN GUEST HOUSE

Also in the main building compound, this 
log building has an enclosed front porch, a 
comfortable living room/dining room area, 
a large kitchen, three bedrooms, and two 
bathrooms. Semi-attached on the back side 
of this house is the Carriage House where 
there are two additional bedrooms and one 
bathroom. 

http://www.hallandhall.com
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BIG BARN

This is an imposing structure built with the similar log aesthetic that makes it appear to 
be at least a century old. The lower level is purely functional with shops, storage, etc. The 
upstairs is an enormous office/board room complex. It features an office and boardroom with 
enormous windows that take in the views up and down the valley. There is also a kitchenette 
and bathroom. One is completely taken by surprise that these facilities would be available in 
what looks like a classic hip roof barn.

OPERATING FACILITIES

In the early years of his ownership, the current owner operated one of the top Red Angus 
herds in the U.S. There is a large calving barn and indoor cattle working facilities along 
with a full corral system that was built to accommodate this more intensive operation. 
The ranch is set up to operate at the highest level. 

http://www.hallandhall.com
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CLIMATE 
Diamond G residents enjoy the full variety 
of four seasons, with scenic, snowy winters 
and sunny summer days.  Average annual 
precipitation varies from over 13 inches at 
the lower end of the ranch to more in the 
high country.  During the winter months, 
snow typically accumulates to 3.5 - 4 
feet on the level up at the main house 
and slightly less at the lower end.  The 
average daytime high temperature for the 
four months June through September is a 
pleasant 79 degrees, and residents enjoy 
an average of 279 days of sunshine each 
year. 

GENERAL OPERATIONS
As mentioned earlier, the Diamond G was once the headquarters for one of the top Red Angus 
herds in the U.S. This was when they owned a farm down the valley near Riverton. In a 
concession to the sale of that farm, high altitude, and long winters, the ranch has moved to a 
summer grazing operation. This would involve either running cattle during the grazing season 
for other ranchers or buying yearlings. It is estimated that the ranch could summer up to 1,000 
yearlings and put up hay on the more productive meadows for use or sale. This would optimize 
the ranch’s resources and provide some income to offset expenses. 

http://www.hallandhall.com
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WATER RESOURCES AND FISHERIES 
From the ranch’s beautiful lake in its upper reaches and private access to water rights from 
a lake inside the national forest to its estimated five miles of the Dunoir River measured on 
the meander, the Diamond G is an extraordinary fishing and wildlife ranch. The ranch also has 
private access to two-and-a-half miles of fishing on the state lease, which is only accessible 
to the public after a long walk through the national forest. To further enhance the fishery, the 
ranch has installed a sophisticated fish bypass system on both forks of the Dunoir that keeps 
the fish from entering the irrigation ditch system and becoming trapped. The Dunoir supports 
significant trout populations with fish over 20 inches not uncommon. The diversity of species 
is notable in that the ranch supports rainbow and brown trout with the occasional brook trout. 
Of greater significance are the populations of both species of native cutthroat – the Yellowstone 
and Snake River sub-species. This makes it a really important wild trout fishery. The meandering 
course of the river through the ranch meadows is particularly appealing as one can fish for half 
a day and still only have a short walk back to one’s vehicle. 

The ranch also controls significant water rights out of both forks of the Dunoir River, which 
come together on the ranch and from side creeks. There are also four wells that service the 
various buildings on the ranch. 

http://www.hallandhall.com
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WILDLIFE RESOURCES
The Diamond G Ranch is, above all 
else, an amazing wildlife ranch. From 
the rare and elusive wolverine to large 
herds of migratory elk to grizzlies and 
wolves as well as bighorn sheep, 
mountain goats, antelope, deer, and 
moose, one never knows what one 
might encounter on the ranch or in 
the adjacent national forest. The 
ranch has been closed to hunting for 
years, so it has become something 
of a haven for wildlife – particularly 
during the hunting season when herds 
of elk numbering to over 1,000 can 
sometimes be seen.

http://www.hallandhall.com
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RECREATIONAL CONSIDERATIONS
As previously mentioned, Diamond G Ranch is an ideal property for recreation, including 
hunting, fishing, hiking, and riding.

The ranch is an important part of a wildlife migration corridor, with hundreds of elk calving on 
the property in the spring and returning in the fall with some being resident throughout the 
summer months.  An abundant population of birds, including grouse, raptors, and songbirds, 
can be found throughout the ranch.  The ranch has not been hunted by the current owners in 
recent years giving wildlife populations ample time to grow healthy and stable. There would be 
no problem with receiving landowner tags for most species of interest, including elk.

Excellent fishing opportunities await in the stocked pond and the seven-mile stretch of the 
Dunoir River that winds through the property.  Whether you like fishing dry flies, nymphs, or 
streamers, you can expect to find solitude and the opportunity to catch brown, rainbow, and 
cutthroat trout. 

Cross-country skiing and snowmobiling abound on the ranch and in the adjoining national forest 
for cross-country skiing.

Off the property, there is an excellent 250-acre gun club in Dubois that offers a long-range 
outdoor course, outdoor and indoor pistol courses, trap and skeet shooting. 

Other off property recreational pursuits include amazing areas for hiking and pack trips. The 
wilderness areas above the ranch are amongst the wildest and most extensive in the lower 48 
states.  There is also easy access within an hour’s drive to both Grand Teton and Yellowstone 
National parks. 

http://www.hallandhall.com
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TAXES
The real estate taxes are estimated to be $21,000 based upon past years. 

CONSERVATION EASEMENT
There are no conservation easements on the Diamond G Ranch. However, two conservation 
organizations in the area consider the ranch to be the most significant unprotected property in 
the Greater Yellowstone Ecosystem.

http://www.hallandhall.com
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As mentioned earlier, this is an extraordinary offering that 
would be nearly impossible to duplicate in the greater 
Yellowstone area. People talk about “one of a kind” for a 
lot of ranches, but this one truly meets the test. In addition 
to having all of the relevant critical features such as privacy, 
access, scenic beauty, wildlife, and a significant fishery, its 
proximity to Jackson makes it particularly desirable. 

BROKER'S COMMENTS

http://www.hallandhall.com
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NOTICE:  Offering is subject to errors, omissions, prior sale, change or withdrawal without notice, 
and approval of purchase by owner. Information regarding land classifications, acreages, building 
measurements, carrying capacities, potential profits, etc., are intended only as general guidelines and 
have been provided by sources deemed reliable, but whose accuracy we cannot guarantee. Prospective 
buyers should verify all information to their satisfaction. Prospective buyers should also be aware that 
the photographs in this brochure may have been digitally enhanced.
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Click on map above for link to MapRight map of property.

PRICE

$71,000,000

The ranch is being sold fully furnished and equipped with the owner retaining the 
right to exclude some personal items of art, furniture and personal effects. The current 
management team has indicated a willingness to stay on as well - dependent, of course, 
on meeting the new owners. The current manager has been on the ranch for 30 years and 
comes highly recommended.

http://www.hallandhall.com
mailto:info%40hallandhall.com?subject=
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WYOMING AS A TAX HAVEN

Many consider Wyoming to be one of the tax friendliest states to l ive in. 
Here are a few of the reasons:

1. No state income tax on personal or corporate income or out of state retirement 
income

2. No state inheritance or gift tax

3. No state capital gains tax

4. Dynasty trusts are permitted in Wyoming

5. No tax on personal property held for personal use

6. Property taxes in general are low and based on assessed values. 

7. No taxes on the sale of real estate

Please consult a tax professional for more information and assistance in 
evaluating Wyoming as “tax haven”. 
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ADDITIONAL SERVICES OFFERED BY HALL AND HALL
1. MANAGEMENT SERVICES – Hall and Hall’s Management Division has a very clear mission–to represent the owner and 

to ensure that his or her experience is a positive one. Services are customized to suit the owner’s needs. They often 

begin with the recruiting and hiring of a suitable ranch manager or caretaker and are followed by the development of 

a management or operating plan along with appropriate budgets. Ongoing services include bill paying, ranch oversight, 

and consulting services as needed. Even the most sophisticated and experienced ranch owners appreciate the value of a 

management firm representing them and providing advice on local area practices and costs. Wes Oja, Jerome Chvilicek,  

or Dan Bergstrom at (406) 656-7500 or Jim Fryer at (406) 587-3090 are available to describe and discuss these services 

in detail and welcome your call.

2. RESOURCE ENHANCEMENT SERVICES – Increasingly the value of a ranch is measured by the quality of each and 

every one of its resources. Coincidentally, the enhancement of a ranch’s resources also increases the pleasure that one 

derives from the ownership of a ranch. Our management services have included the assessment of everything from 

wildlife habitat to bird habitat to water resources and fisheries and the subsequent oversight of the process involved with 

the enhancement of these resources. Wes Oja, Jerome Chvilicek, or Dan Bergstrom at (406) 656-7500 are available to 

describe and discuss these services in detail and welcome your call.

3. AUCTIONS - Hall and Hall Auctions offer “Another Solution” to create liquidity for the owners of Investment-Quality Rural 

Real Estate.  Our auction team has experience in marketing farmland, ranchland, timberland and recreational properties 

throughout the nation.  Extreme attention to detail and complete transparency coupled with Hall and Hall’s “Rolodex” 

of more than 40,000 targeted owners and buyers of rural real estate help assure that there are multiple bidders at each 

auction. In addition, the unique Hall and Hall partnership model creates a teamwork approach that helps to assure that 

we realize true market value on auction day.  For more information on our auction services contact Scott Shuman at 

(800) 829-8747.

4. APPRAISALS - Staying abreast of ancillary market influences in ever-changing economic conditions requires a broad 

professional network to tap into. Finding an appraiser who not only understands the numbers but also the differences in 

value from one area to another is a critical part of making an informed decision. The appraisal team at Hall and Hall, 

formed entirely of Accredited Members of the American Society of Farm Managers and Rural Appraisers (ASFMRA), has 

that critical network of brokers and lending professionals. This professional network coupled with diverse experience 

across multiple regions and market segments allows our appraisal team to deliver a quality product in a reasonable 

timeframe.  Stacy Jackson at (903) 820-8499 is available to describe and discuss these services in detail and welcome 

your call.

5. SPECIALIZED LENDING - Since 1946 Hall and Hall has created a legacy by efficiently providing capital to landowners.  

In addition to traditional farm and ranch loans, we specialize in understanding the unique aspects of placing loans on 

ranches where value may be influenced by recreational features, location and improvements and repayment may come 

from outside sources. Our extensive experience and efficient processing allows us to quickly tell you whether we can 

provide the required financing.

Competitive Pricing  |  Flexible Terms  |  Efficient Processing 

Tina Hamm or Scott Moran • (406) 656-7500 

Adam Deakin • (970) 716-2120 

Monte Lyons • (806) 698-6882  

J.T. Holt or Alex Leamon • (806) 698-6884
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IMPORTANT NOTICE
H A L L A N D H A L L PA RT N E R S, L L P

WYOMING REAL ESTATE BROKERAGE DISCLOSURE

When you select  a  Real  Estate  Brokerage Firm,  Broker  or  salesperson (al l  referred to  as  “Broker”)  to 
ass is t  you in  a  real  es ta te  t ransact ion,  the Broker  may do so in  one of  several  capaci t ies .  In  accordance 
with Wyoming’s  Brokerage Relat ionships  Act ,  this  not ice  discloses  the types of  working relat ionships 
that  are  avai lable  to  you.

Seller ’s  Agent.  (Requires  wri t ten agreement  with Sel ler)

If  a  Sel ler  s igns a  wri t ten l is t ing agreement  with a  Broker  and engages the Broker  as  a  Sel ler ’s  Agent , 
the broker  represents  the Sel ler.  On propert ies  l is ted with other  brokerage companies ,  the Broker  may 
work as  an agent  for  the Sel ler  i f  the Sel ler  agrees  to  have the Broker  work as  a  subagent .  As an agent  or 
subagent  for  the Sel ler,  the  Broker  represents  the Sel ler  and owes the Sel ler  a  duty of  utmost  good fai th , 
loyal ty,  and f idel i ty  in  addi t ion to  the obl igat ions enumerated below for  Intermediar ies .  Wyo.  Stat .  § 
33-28-303(a) .  The Sel ler  may be vicar iously l iable  for  the acts  of  the Sel ler ’s  Agent  or  Sel ler ’s  Subagent 
that  are  approved,  directed or  ra t i f ied by the Sel ler.

Customer.  (No wri t ten agreement  with Buyer  or  Sel ler)

A customer is  a  par ty  to  a  real  es ta te  t ransact ion who has  establ ished no intermediary or  agency relat ionship 
with any Broker  in  that  t ransact ion.  A Broker  may work ei ther  as  an agent  for  the Sel ler  t reat ing the Buyer 
as  a  customer or  as  an agent  for  the Buyer  t reat ing the Sel ler  as  a  customer.  Also when a  Buyer  or  Sel ler 
is  represented by another  Broker,  a  Broker  may work with the other  Buyer  or  Sel ler  as  a  customer,  having 
no wri t ten agreement ,  agency or  intermediary relat ionship with ei ther  par ty.  A Broker  working with a 
customer shal l  owe no duty of  confident ia l i ty  to  a  customer.  Any information shared with Broker  may be 
shared with the other  par ty  to  the t ransact ion at  customer ’s  r isk.  The customer should not  te l l  the  broker 
any information which the customer does not  want  shared with the other  par ty  to  the t ransact ion.  The 
Broker  must  t reat  the customer honest ly  and with fai rness  disclosing al l  mater ia l  mat ters  actual ly  known 
by the Broker.  The Broker  owes the Customer the obl igat ions enumerated below for  Intermediar ies  which 
are  marked with an aster isks .  W.S.  33-28-310(a) .

Buyer’s  Agent .  (Requires  wri t ten agreement  with Buyer)

If  a  Buyer  s igns a  wri t ten Buyer  Agency Agreement  with a  Broker,  the Broker  wil l  act  as  an agent  for 
the Buyer.  I f  so,  the Broker  represents  the Buyer  and owes the Buyer  a  duty of  utmost  good fai th ,  loyal ty 
and f idel i ty  in  addi t ion to  the obl igat ions enumerated below for  Intermediar ies .  The Buyer  may be 
vicar iously l iable  for  the acts  of  the Buyer ’s  Agent  that  are  approved,  directed or  ra t i f ied by the Buyer. 
As a  Buyer ’s  Agent ,  Wyoming law requires  the Broker  to  disclose to  potent ia l  Sel lers  a l l  adverse mater ia l 
facts ,  which may include mater ia l  facts  regarding the Buyer ’s  f inancial  abi l i ty  to  perform the terms of  the 
t ransact ion.  Wyo.  Stat .  §  33-28-304(c) .  As a  Buyer ’s  Agent ,  Broker  has  dut ies  to  disclose to  the Buyer 
cer ta in  information;  therefore ,  the Sel ler  should not  te l l  Broker  any information which the Sel ler  does 
not  want  shared with the Buyer. 

Intermediary.  (Requires  wri t ten agreement  with Sel ler  and/or  Buyer)

The Intermediary relat ionship is  a  non-agency relat ionship which may be establ ished between a  Broker 
and a  Sel ler  and/or  a  Broker  and a  Buyer.  A Sel ler  may choose to  engage a  Broker  as  an Intermediary 
when l is t ing a  property.  A Buyer  may also choose to  engage a  Broker  as  an Intermediary.  An Intermediary 
shal l  not  act  as  an agent  or  advocate  for  any par ty  and shal l  be l imited to  providing those services  set 
for th  below.  Wyo.  Stat .§  33-28-305.
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As an Intermediary (Non-Agent) ,  Broker  wil l  not  represent  you or  act  as  your  agent .  The par t ies  to  a 
t ransact ion are  not  legal ly  responsible  for  the act ions of  an Intermediary and an Intermediary does not 
owe the par t ies  the dut ies  of  an agent ,  including the f iduciary dut ies  of  loyal ty  and f idel i ty.  Broker  wil l 
have the fol lowing obl igat ions to  you:

•  perform the terms of  any wri t ten agreement  made by the Intermediary with any par ty  or  par t ies  to  the 
t ransact ion;

•  exercise  reasonable  ski l l  and care;

•  advise  the par t ies  to  obtain expert  advice as  to  mater ia l  mat ters  about  which the Intermediary knows but 
the specif ics  of  which are  beyond the expert ise  of  the Intermediary;

•  present  a l l  offers  and counteroffers  in  a  t imely manner;

•  account  promptly for  a l l  money and property Broker  received;

•  keep you ful ly  informed regarding the t ransact ion;

•  obtain the wri t ten consent  of  the par t ies  before  assis t ing the Buyer  and Sel ler  in  the same real  es ta te 
t ransact ion as  an Intermediary to  both par t ies  to  the t ransact ion;

•  ass is t  in  complying with the terms and condi t ions of  any contract  and with the closing of  the t ransact ion;

•  disclose to  the par t ies  any interests  the Intermediary may have which are  adverse to  the interest  of 
e i ther  par ty;

•  disclose to  prospect ive Buyers ,  known adverse mater ia l  facts  about  the property;

•  disclose to  prospect ive Sel lers ,  any known adverse mater ia l  facts ,  including adverse mater ia l  facts 
per ta ining to  the Buyer ’s  f inancial  abi l i ty  to  perform the terms of  the t ransact ion;

•  disclose to  the par t ies  that  an Intermediary owes no f iduciary duty ei ther  to  Buyer  or  Sel ler,  i s  not 
a l lowed to  negot ia te  on behalf  of  the Buyer  or  Sel ler,  and may be prohibi ted from disclosing information 
about  the other  par ty,  which i f  known,  could mater ia l ly  affect  negot ia t ions in  the real  es ta te  t ransact ion.

•  disclose Buyer ’s  intent  to  occupy property as  pr imary residency.

As Intermediary,  Broker  wil l  disclose al l  information to  each par ty,  but  wil l  not  disclose the fol lowing 
information without  your  informed consent :

•  that  you may be wil l ing to  agree to  a  pr ice  different  than the one offered;

•  the motivat ing factors  for  buying or  sel l ing the property;

•  that  you wil l  agree to  f inancing terms other  than those offered;

•  or  any mater ia l  information about  you,  unless  disclosure is  required by law or  i f  lack of  disclosure 
would const i tute  dishonest  deal ing or  f raud.

Change From Agent to Intermediary --  In-House Transaction

I f  a  Buyer  who has  s igned a  Buyer  Agency Agreement  with Broker  wants  to  look at  or  submit  an offer  on 
property Broker  has  l is ted as  an agent  for  the Sel ler,  the  Sel ler  and the Buyer  may consent  in  wri t ing to 
a l low Broker  to  change to  an Intermediary (non-agency)  re la t ionship with both the Buyer  and the Sel ler. 
Wyo.  Stat .  §  33-28-307.

An establ ished relat ionship cannot  be modif ied without  the wri t ten consent  of  the Buyer  or  the Sel ler. 
The Buyer  or  Sel ler  may,  but  are  not  required to ,  negot ia te  different  commission fees  as  a  condi t ion to 
consent ing to  a  change in  re la t ionship.
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Designated Agent.  ( requires  wri t ten designat ion by the brokerage f i rm and acknowledgement  by the 
Buyer  or  Sel ler)  A designated agent  means a  l icensee who is  designated by a  responsible  broker  to  serve 
as  an agent  or  intermediary for  a  Sel ler  or  Buyer  in  a  real  es ta te  t ransact ion.  Wyo.  Stat .  §  33-28-301 (a)
(x) .

In  order  to  faci l i ta te  a  real  es ta te  t ransact ion a  Brokerage Firm may designate  a  l icensee as  your  agent 
or  intermediary.  The Designated Agent  wil l  have the same dut ies  to  the Buyer  and Sel ler  as  a  Buyer ’s 
or  Sel ler ’s  Agent  or  Intermediary.  The Broker  or  an appointed “transact ion manager” wil l  supervise  the 
t ransact ion and wil l  not  disclose to  e i ther  par ty  confident ia l  information about  the Buyer  or  Sel ler.  The 
designat ion of  agency may occur  a t  the t ime the Buyer  or  Sel ler  enters  into an agency agreement  with 
the Brokerage Firm or  the designat ion of  agency may occur  la ter  i f  an “in house” real  es ta te  t ransact ion 
occurs .  At  that  t ime,  the Broker  or  “ t ransact ion manager” wil l  immediately disclose to  the Buyer  and 
Sel ler  that  designated agency wil l  occur.

Duties  Owed by An Agent But Not Owed By An Intermediary.

WHEN ACTING AS THE AGENT FOR ONE PARTY (EITHER BUYER OR SELLER),  BROKER 
HAS FIDUCIARY DUTIES OF UTMOST GOOD FAITH, LOYALTY, AND FIDELITY TO THAT ONE 
PARTY. A BROKER ENGAGED AS AN NTERMEDIARY DOES NOT REPRESENT THE BUYER OR 
THE SELLER AND WILL NOT OWE EITHER PARTY THOSE FIDUCIARY DUTIES.  HOWEVER, 
THE INTERMEDIARY MUST EXERCISE REASONABLE SKILL ANDCARE AND MUST COMPLY 
WITH WYOMING LAW. AN INTERMEDIARY IS NOT AN AGENT ADVOCATE FOR EITHER 
PARTY. SELLER AND BUYER SHALL NOT BE LIABLE FOR ACTS OF AN INTERMEDIARY, 
SO LONG AS THE INTERMEDIARY COMPLIES WITH THE REQUIREMENTS OF WYOMING’S 
BROKERAGE RELATIONSHIPS ACT. WYO. STAT. § 33-28-306(a)( i i i ) . 

THIS WRITTEN DISCLOSURE AND ACKNOWLEDGMENT, BY ITSELF, SHALL NOT CONSTITUTE 
A CONTRACT OR AGREEMENT WITH THE BROKER OR HIS/HER FIRM. UNTIL THE BUYER 
OR SELLER EXECUTES THIS DISCLOSURE AND ACKNOWLEDGMENT, NO REPRESENTATION 
AGREEMENT SHALL BE EXECUTED OR VALID. WYO. STAT. § 33-28-306(b) . 

NO MATTER WHICH RELATIONSHIP IS ESTABLISHED, A REAL ESTATE BROKER IS NOT 
ALLOWED TO GIVE LEGAL ADVICE. IF YOU HAVE QUESTIONS ABOUT THIS NOTICE OR 
ANY DOCUMENT IN A REAL ESTATE TRANSACTION, CONSULT LEGAL COUNSEL AND OTHER 
COUNSEL BEFORE SIGNING.

The amount or rate of  a  real  estate  commission for any brokerage relat ionship is  not  f ixed by law.  It 
is  set  by each Broker individually and may be negotiable  between the Buyer or Sel ler and the Broker.

James H. Taylor of Hall and Hall is the exclusive agent of the Seller.
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