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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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DENVER,  COLORADO

EATON,  COLORADO

STEAMBOAT SPRINGS,  COLORADO

SUN VALLEY,  IDAHO

TETON VALLEY,  IDAHO

HUTCHINSON,  KANSAS

SHERIDAN,  WYOMING 

BILL INGS,  MONTANA

BOZEMAN,  MONTANA

MISSOULA,  MONTANA

VALENTINE,  NEBRASKA

COLLEGE STATION,  TEXAS 

LAREDO,  TEXAS

LUBBOCK,  TEXAS

WEATHERFORD,  TEXAS

SOUTHEASTERN US

EXECUTIVE SUMMARY
 
Located along five and a half miles of the North Platte River southeast of Torrington, this 
5,166± deeded acre ranch combines 480± acres of highly productive irrigated cropland, 
450± under pivot, with lush river bottom habitat and strong foothill grazing. Hay and 
grain crops, an owner rated 300 head cow herd and seasonal grazing for 700-800 AUMs 
give the ranch excellent diversity. Headquarters include good outbuildings, a nice set of 
pipe corrals and a newly remodeled ranch home. Wildlife resources on the ranch include 
excellent deer and antelope hunting plus terrific waterfowl hunting in season. The Oregon 
Trail River Ranch is a well located and highly productive working ranch with excellent 
recreational amenities.

http://www.hallandhall.com
mailto:info%40hallandhall.com?subject=
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LOCATION
Situated on the North Platte River in eastern Wyoming near the Nebraska border, the Oregon 
Trail River Ranch is located just southeast of Torrington. The ranch is accessed by heading 
south of Torrington on Highway 85, then turning easterly down Highway 92 towards Huntley and 
then due east a little over a mile on County Road 64 where the ranch headquarters are situated 
at the western boundary of the ranch. The ranch runs along the beautiful North Platte River 
for five and a half miles, providing lush river bottom habitat loaded with cottonwood trees. The 
town of Torrington is the county seat and provides most basic amenities as well as being the 
home to Eastern Wyoming College and Torrington Livestock Market and Sale Barn. Torrington 
itself has a small municipal airport, with Scottsbluff, Nebraska having the nearest regional 
airport 32 miles away. It is 182 miles to Denver International Airport. 

LOCALE
The Oregon Trail River Ranch sits in the midst of prime farming and ranching country. The mild 
and temperate climate in this region makes it an ideal location for raising cattle and dryland 
and irrigated crops consisting of native and alfalfa hay, corn, dry edible beans, sugar beets, 
potatoes, sunflowers and wheat. Beef cattle and cattle feed are the primary commodities of 
the area, with Goshen County producing more cattle annually than any other Wyoming county.

The town of Torrington has a population of around 6,700, giving it an ideal small agriculture 
town atmosphere but with plenty of amenities including several eating and shopping 
establishments along with an 18-hole golf course, several churches, and a small community 
hospital. Torrington also boasts the largest livestock auction operation and barn in the state, as 
well as the Western Sugar factory and is the home of Eastern Wyoming College. Public schools 
in Torrington include Lincoln Elementary School (grades K-2), Trail Elementary School (grades 
3-5), Torrington Middle School (grades 6-8) and Torrington High School (grades 9-12).

The historic North Platte River bottom was part of the original Oregon Trail route used by fur 
trappers and traders; ruts from the wagon wheels can still be seen on the ranch. Museums 
and historical sites in Goshen County include Fort Laramie, the Hell Gap Paleoindian Site, the 
Homesteaders Museum and the Grattan Massacre Site.  Recreation opportunities in the area 
are abundant with hunting and fishing, water sports at the nearby Hawk Springs, Springer and 
Guernsey Reservoirs.

http://www.hallandhall.com
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GENERAL DESCRIPTION
The Oregon Trail River Ranch runs along five and a half miles of the North Platte River 
approximately five miles southeast of Torrington.  The ranch headquarters lie in the middle of 
the ranch and consist of a newly remodeled ranch home, several outbuildings including various 
grain bins, tool and cattle sheds, a Quonset building and a nice set of pipe corrals making this 
a fully functional operation. The ranch itself consists of over five miles of lush riparian river 
bottom with adjacent scenic and productive foothill grazing land that offers habitat and cover 
for antelope and deer as well as summer range for the ranch’s cattle herd. The 480± acres of 
irrigation lie above the river bottom and add further diversification with the ability to raise cash 
crops. 

ACREAGE BREAKDOWN

1. 5,166± deeded acres

2. 480± irrigated acres; 450± acres under pivot

3. 4,686± range and river riparian acres

IMPROVEMENTS 
The Oregon Trail River Ranch has very comfortable and functional improvements. In 2020 
the current owner added an Amish built new Headquarters shop which includes a very nicely 
finished air conditioned 3 bedroom apartment with high end finishes. Including a very nice 
kitchen, hardwood floors and tiled showers. The adjoining shop has 3 bays, is insulated with 
concrete floors and a restroom. There is also a one story, three bedroom 1,288 square foot 
ranch style house that was built in the late 1950’s but has recently been remodeled. In addition 
to excellent pipe corrals and livestock handling facilities, the headquarters includes a detached 
four car garage, three grain bins, various tool and livestock sheds, and a 4,800 square foot 
Quonset building with concrete floor that is used as a shop and equipment storage. A new 
Amish built hay barn was added in 2019 with 220v power and a transformer to accommodate 
motor homes. 
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CLIMATE
Torrington has the typical semi-arid climate of the High Plains region, with high temperatures 
reaching the 90’s in July and August and low temperatures dropping to 10 degrees in the winter 
months of December and January. For the majority of the year, the average temperatures run 
between 20 to 40 degrees in the winter months and 60 to 70 in the summer months. Annual 
average rainfall is 13.8 inches with precipitation reaching an average of 2.5 inches in the 
wettest months of May and June and about half of the year receiving over an inch of rain on 
average. Snowfall is the highest in the months of February and March with as much as 8 inches. 
Wind speeds also tend to be strongest in the months of March and April at over 12 mph on 
average. 

GENERAL OPERATION

The Oregon Trail River Ranch has been run as a diversified operation with 480± acres of pivot 
irrigated cropland where hay and grain crops have historically been raised. Other crops such as 
corn, dry edible beans, sugar beets, potatoes, sunflowers and wheat also do well in this area. In 
addition to the cropland, the ranch runs a cow herd of 300± Animal Units year-round and they 
are easily able to run another 700-800 AUM’s seasonally. This offers good diversity and a pretty 
optimal year-round operating plan. The current owner completely revamped the working corral 
system with hydraulic chute and working pens. The current owner produces approximately 
2,000 tons of hay annually.

http://www.hallandhall.com
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Currently the pivots are seeded as follows: 

OREGON TRAIL RIVER RANCH PIVOT IRRIGATION PLANS FOR 2022

PIVOT #1 

~2013

7 tower Zimmatic nozzled 

for 700 gpm

Planted to Alfalfa 

Summer 2019

Four cuttings Well Permit 

#278/282/3324

PIVOT #2 

Unknown age

7 tower Zimmatic nozzled 

for 700 gpm

Planted to Alfalfa 

Summer 2019

Four cuttings Well Permit #3324

PIVOT #3 

Unknown age

5 tower Zimmatic nozzled 

for 600 gpm

Planted to Alfalfa.  

Planted approx. 

2017

Four cuttings Well Permit #3324

PIVOT #4 

~2010

5 tower T&L nozzled for 

600 gpm

Planting to grass/

alfalfa mix 2019

Four cuttings Well Permit #3324

PIVOT #5 

~2010

6 tower T&L nozzled for 

350 gpm

Planted to grass/

alfalfa mix. Planted 

approx. 2016

Four cuttings Well Permit #35998, 

2415

PIVOT #6 

~2010

6 tower T&L nozzled for 

350 gpm

Planted to grass/

alfalfa mix. Planted 

approx. 2016

Four cuttings Well Permit #35998, 

2415

PIVOT #7 

~2012

3 tower T&L nozzled for 

260 gpm

Planting to Alfalfa 

Summer 2019

Four cuttings Well Permit #10494, 

2651

PIVOT #8 

~2010

5 tower T&L nozzled for 

540 gpm

Planting to Alfalfa 

Summer 2019

Four cuttings Well Permit #10494, 

2651

     

WATER RESOURCES

The North Platte River runs along five and a half miles of the ranch and is a key resource for the 
waterfowl and wildlife on the ranch.  In addition to the river system, the ranch has numerous 
water wells that are the water supply for the irrigated cropland. For the livestock water, there is 
a pipeline and tanks running throughout the ranch.  Additionally, the overflow of a water well 
on the southwest end of the ranch supplies water to a couple of ponds.  

WILDLIFE RESOURCES
With the lush river bottom, the Oregon Trail River Ranch supports and holds a variety of 
wildlife, including big game species of whitetail deer, mule deer as well as antelope. The area is 
considered to be in the heart of the waterfowl Central Flyway, a bird migration route that follows 
the Great Plains in the United States and Canada, accounting for a high number of waterfowl 
species. This allows for exceptional duck and goose hunting. Other species of wildlife include 
bald and golden eagles, hawks, owls and numerous species of songbirds. The area is also home 
to cottontail rabbits, red squirrels, and wild turkeys. 

http://www.hallandhall.com
mailto:info%40hallandhall.com?subject=
http://www.hallandhall.com
mailto:info%40hallandhall.com?subject=


—  14 — —  15  —
©  2022 HALL AND HALL   |    WWW.HALLANDHALL.COM   |    INFO@HALLANDHALL.COM © 2022 HALL AND HALL   |    WWW.HALLANDHALL.COM   |    INFO@HALLANDHALL.COM

FISHERY RESOURCES
The North Platte River is home to a variety of fish as it traverses through Wyoming.  The higher 
elevations of the river have exceptional trout fishing and the lower reaches, near the ranch, hold a 
variety of warmer water fish such as perch, walleye, bass, catfish and green sunfish, as well as the 
occasional brown trout. Nearby Hawk Springs and Guernsey Reservoirs also provide excellent angling. 

HISTORY

The Torrington and Goshen County area is rich with history; the North Platte River served as 
a route for fur traders and trappers bound for the Rocky Mountains. Later, in the 1840’s and 
1850’s, the same route functioned as part of the route for early pioneers following the historic 
Oregon Trail and Mormon Trail.  On the ranch and in nearby town of Guernsey, ruts created 
by the wagon wheels of pioneers can still be seen and are as deep as five feet. By the late 
1850’s this route was regularly scheduled for east-west stagecoaches carrying passengers and 
the U.S. mail, as well as becoming part of the route for the short-lived Pony Express. From 
September 1876 to February 1887, a north-south Cheyenne to Deadwood stagecoach line ran 
to the gold fields in the Dakota Territory in the midst of the Black Hills gold rush. The town of 
Torrington was founded in 1900 by W.G. Curtis and was named for his hometown of Torrington, 
Connecticut.  The growing city soon became the main source of civilization for nearby farmers 
and ranchers.

Historical sites and museums in the area include the Fort Laramie National Historic Site, 
the Hell Gap Paleoindian Site, the Oregon Trail Ruts, the Grattan Massacre Site, and the 
Homesteaders Museum.

TAXES

Based upon past years, the real estate taxes are estimated to run around $15,717.69 per year.

http://www.hallandhall.com
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WATER RIGHTS
These are records found in the State Engineer’s Office and Board of Control records and may 
or may not reflect the actual situation on the ground. Water Rights are not guaranteed by 
the Seller nor by Hall and Hall.  It is Buyer’s responsibility to conduct their own water rights 
search and investigation. 

WATER RIGHT 
NUMBER

ASSOCIATED 
PERMIT

PRIORITY 
DATE

STATUS NAME USE ACRES

T23N, R60W 10494D 02/20/1911 Fully 
Adjudicated

French Ditch Irrigation 5.0

T23N, R60W UW2415 12/30/1968 Fully 
Adjudicated

Hedgecock 
No. 2 Well

Irrigation 107.1

T23N, R60W UW2651 03/03/1967 Fully 
Adjudicated

G.I.D. No. 2 
Well

Irrigation 59.4

T24N, T23 
N, R60W

UW35998 09/16/1976 Fully 
Adjudicated

Hedgecock 
No. 3 Well

Irrigation 68.5

T24N, R61W 2346E 01/01/1910 Fully 
Adjudicated

Enlarged 
Rock Ranch 

Ditch

Irrigation 70.0

T24N R61W 2346E 01/01/1910 Expired, 
Unadjudicated

Enlarged 
Rock Ranch 

Ditch

Irrigation 60

T24N, R61W UW278 07/12/1954 Fully 
Adjudicated

Goering No. 
1 Well

Irrigation

120

T24N, R61W UW282 07/22/1954 Fully 
Adjudicated

Goering No. 
2 Well

Irrigation 120

T24N, R61W UW3324 10/09/1969 Fully 
Adjudicated

Goering No. 
3 Well

Irrigation 133.2

T24N, R60W UW3323 03/26/1969 Fully 
Adjudicated

Goering 
Stock No. 1 

Well

Stock Water

T23N, R61W UW10541 10/07/1971 Macy No. 1 
Well

Stock Water

T24N, R60W UW67330 05/15/1984 Keith No. 1 
Well

Stock Water

T24N, R61W UW88172 06/01/1992 Nick No. 1 
Well

Stock Water

T24N, R61W UW88552 05/22/1992 Rock Ranch 
No. 1

Well Additional 
Water Supply

70.0

T24N, R61W UW1555619 07/18/2003 Enlarged 
Rock Ranch 
No. 1 Well

Additional 
Water Supply

70.0

T24N, R61W UW195633 05/05/2011 Hunton 
Meadows No. 

1 Well

Stock Water

T24N, R60W UW195633 05/05/2011 Hunton 
Meadows 
No.1 Well

Stock Water

MINERAL RIGHTS

Sellers will convey 50 percent of all the mineral rights that they own.  The Seller has not 
completed a mineral rights search.

BROKER’S COMMENT
The Oregon Trail River Ranch is a true production ranch that offers one the ability – not 
often found in Wyoming - to be diversified between crops and livestock. The real bonus is 
the five and a half miles of river bottom that offer amazing habitat for wildlife, waterfowl 
and birds as well as protection for livestock. The location near the attractive and vibrant 
small town of Torrington makes this an appealing location for a family. 
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Hall and Hall is acting as a Seller’s Agent and will cooperate with other agents acting as a 
Transaction Broker or Buyer Agent only.

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

$10,700,000
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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. Jerome Chvilicek or 

Dan Bergstrom at (406) 656-7500, Jim Fryer at (406) 587-3090, or Brant Marsh at (406) 596-2111) 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. Jerome Chvilicek or Dan Bergstrom at (406) 656-7500, Jim Fryer at (406) 587-3090, 

or Brant Marsh at (406) 596-2111 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.  J.T. Holt at (806) 698-6882 is available to describe and discuss these services in detail and welcomes 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) 438-0582  

J.T. Holt or Alex Leamon • (806) 698-6882
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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.

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.

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.

Rob Nelson of Hall and Hall is the exclusive agent of the Seller.

—  21  —
©  2022 HALL AND HALL   |    WWW.HALLANDHALL.COM   |    INFO@HALLANDHALL.COM

— 22 —
©  2022 HALL AND HALL   |    WWW.HALLANDHALL.COM   |    INFO@HALLANDHALL.COM

— 23 —
©  2022 HALL AND HALL   |    WWW.HALLANDHALL.COM   |    INFO@HALLANDHALL.COM

http://www.hallhall.com
mailto:info%40hallandhall.com?subject=
http://www.hallhall.com
mailto:info%40hallandhall.com?subject=
http://www.hallhall.com
mailto:info%40hallandhall.com?subject=




SALES   |    AUCTIONS   |    F INANCE   |    APPRAISALS   |    MANAGEMENT

WWW.HALLANDHALL.COM   |    INFO@HALLANDHALL.COM

Dedicated to Land and Landowners Since 1946


