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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
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HUTCHINSON,  KANSAS

 BUFFALO,  WYOMING 

BILL INGS,  MONTANA

BOZEMAN,  MONTANA
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VALENTINE,  NEBRASKA

COLLEGE STATION,  TEXAS 

LAREDO,  TEXAS

LUBBOCK,  TEXAS

MELISSA,  TEXAS

SOUTHEASTERN US
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EXECUTIVE SUMMARY

The Worton Ranch is a classic small operating ranch with a full complement of recreational 
features located just over 61 miles southwest of Jackson. Most notably, while it offers some 
magnificent homesites, it is not saddled with any residential improvements – leaving the 
possibility of building one’s own personal residence.  There is a pole barn and a full set of 
livestock working facilities sited along the highway for easy access. Recreationally it includes 
nearly a mile of a prime stretch of the Salt River just before it enters the Narrows. This is a 
highly regarded trout stream. The ranch lies in two parcels separated by the highway with an 
appropriate underpass allowing passage for livestock and ATVs. The west 370± acres includes 
180± acres of irrigated hay along with a rich riparian corridor along the river. The east 390± 
acres are primarily uplands rising over 500 vertical feet to a timbered ridge. This easterly parcel 
is best suited as a complement to the river parcel. It offers summer grazing for livestock or 
horses as well as numerous potential homesites that would be well removed from the highway 
and highly private with stunning views of the river, the valley, and the Caribou Range. Together 
the two parcels make up a balanced small recreational ranch within an hour of Jackson, which 
lies 61 miles to the north. 
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LOCATION
Situated just eight miles north of Afton and 61 miles south of Jackson in a less developed 
section of the Salt River Valley, the Worton Ranch is convenient to most services in the 
nearby Star Valley towns such as Afton. It is also an easy and beautiful drive into Jackson 
which offers a broad cross section of social, commercial, medical, and cultural amenities. 
Jackson has a commercial airport that features good service year-round to Denver and Salt 
Lake City as well as seasonal nonstop service to many major U.S. cities.   Additionally, 
the town of Afton has a full service FBO with a runway of just over 7,000 feet in length 
by 75’ wide.  
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LOCALE
Star Valley has become a highly desirable home base for people who work in Jackson but 
prefer to live away from this heavily visited and highly sought-after resort town. The Star 
Valley is literally surrounded by tens of thousands of acres of publicly accessible mountains 
and valleys. The centerpiece is the Salt River, one of Wyoming’s best trout fishing rivers. 
There is also the massive, picturesque Palisades Reservoir, which lies at the confluence 
of the Snake River, the Greys and the Salt River and is surrounded by mountains. Floating 
the South Fork of the Snake, below Palisades, is one of the great float fishing adventures 
in the West featuring the native Yellowstone cutthroat trout, rainbow and brown trout along 
with spectacular scenery. It is considered one of the best fly fishing rivers in the world.   
Besides a solid base of local residents, Star Valley also boasts multiple small ranches 
like the Worton.  It is an ideal location for people wishing to take advantage of Jackson’s 
many cultural offerings, galleries, shops, and world-class gourmet restaurants while also 
enjoying immediate uncrowded access to the many recreational opportunities closer 
to home. It goes without saying that a small ranch on a trout stream in the immediate 
Jackson area would add at least one zero to the asking price of the Worton Ranch!

ACREAGE
760± deeded acres
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The ranch consists of two clearly defined 
parcels. The east parcel lying east of the 
highway is 390± acres consisting of steep 
to rolling rangeland that is best utilized 
as seasonal grazing. It also offers some 
amazing building sites, ideal for a summer 
home or cabin overlooking the river ranch 
below and with staggering mountain views 
in all directions. These sites would provide 
good separation from the highway and a high 
degree of privacy. The west parcel consists 
of 370± acres of highly productive river 
front land, which varies from a lush riparian 
corridor to 180± acres of excellent irrigated 

hay meadows. There is a pole barn and a 
good set of livestock corrals on this parcel. 
If one wished to reestablish the Worton as 
a year-round working ranch, this would be 
the site for the operating compound. The 
ranch’s river frontage is recognized as one 
of the more productive sections of a very 
well-regarded fishery.  This upper reach of 
the Salt River is known for its abundance of 
spring creeks which feed into the Salt River.  
The wetland complexes of the Worton Ranch, 
along with many other spring fed parcels 
throughout this upper reach make this area a 
waterfowl mecca in the fall months.  

GENERAL DESCRIPTION
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CLIMATE
The average annual precipitation is approximately 18.16 inches in nearby Afton, with most 
months receiving over an inch of precipitation and May and June being the heavy months 
averaging over 2 inches. This ranch lies at over 6,000 feet in elevation and is west of the 
continental divide. This results in very comfortable summer temperatures rarely getting 
much above 80 degrees with very little wind throughout the year. Winters are cold with high 
temperatures just below freezing and average lows around 5 degrees on the Fahrenheit gauge.  
Average snowfall is approximately 87 inches. The growing season averages a frost-free period 
of 70 days.  

IMPROVEMENTS
The property is perimeter fenced and includes a 3,321± square foot barn/equipment shed and 
a set of livestock corrals. 
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GENERAL OPERATIONS
The current owners lease the grazing and the hay ground to a local rancher. He reports that he 
puts up around 1.5 tons per acre on the meadows which he splits with the landlord (70% to 
tenant and 30% to landlord). The grazing is leased out on a per head per month basis. Tenant 
estimates that there are 560 Animal Unit Months of grazing on the property. 

The Worton Ranch as it is currently configured does represent a well-balanced small ranch 
that would put up enough hay and offers enough grazing to carry a small cow herd year-round 
(estimated in the range of 80 to 90 head). However, the winters at this altitude generally dictate 
a scenario that suggests that the highest and best use of the ranch would be seasonal grazing, 
reserving the winter months for recreational activities. 

WATER RESOURCES AND RIGHTS
Besides a wetland complex in the riparian corridor of about a mile of the Salt River, the 
ranch has good water rights from the river for approximately 180 acres of productive irrigated 
cropland. Stock water for the uplands parcel is provided by a spring tank development in the 
southeast corner of the unit. 

WILDLIFE RESOURCES
Wildlife on or migrating through the ranch include elk, mule deer, moose, and waterfowl. One 
of the desirable qualities of the Worton Ranch is that it includes a cross section of habitats 
from the river and associated wetlands to drier foothill pastures and elevated bench ground 
with some timber.
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FISHERY RESOURCES
The following is quoted from the Fish the Fly Guide Service website (please note the yellow 
highlight which specifically refers to the Worton Ranch section below Afton):

"Fly fishing the Salt River in Wyoming is a more intimate fly fishing experience than other 
Jackson Hole area waters. The Salt River begins its 84-mile course above 10,500 feet on the 
slopes of Mount Wagner in the Salt River range. It flows south briefly before veering north 
through the pastoral ranches of Star Valley, WY on its way to Palisades Reservoir.  Along the 
way it picks up several springs and creeks that add to the flow and keep this smaller river cool 
all Summer long. Below Afton, WY is where it really takes shape as a trout fishery and floating 
the Salt River becomes a reality."

Fly fishing on the Salt River in Wyoming is best from mid to late June all the way into November. 
The Salt River often clears before some other major rivers in the area. Salmonflies and Golden 
Stones are the first insects to pop and the Cutthroat and Brown trout take notice. Gray Drakes, 
Yellow Sallies, Caddis and Pale Morning 
Duns are also on the menu through July. 
August is terrestrial time on the Salt River 
where Grasshoppers, Ants, and Beetles 
bring the river’s best trout to the surface. 
September continues with terrestrial action, 
but Mahogany Duns and Blue Winged Olives 
dominate as October nears.  Nymph and 
streamer fishing are the ticket towards the 
end of October and through November as 
the trophy Brown trout from the Palisades 
swim upstream on their spawning run.
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RECREATIONAL CONSIDERATIONS
Within the ranch itself, one can enjoy wade fishing along its banks or floating on the river 
along with bird watching and water fowling in the associated corridor and wetland complex. 
Four wheeling, cross country skiing and snowmobiling are all very popular in season on the 
ranch, as well as in the nearby national forest trailheads in all directions Riding and hiking in 
the uplands are available to the more ambitious members of the family. The Worton Ranch, 
however, lies in a true recreational mecca. The Salt River itself, the Palisades Reservoir, and the 
South Fork of the Snake all offer a great cross section of water and fishing opportunities nearby. 
In addition, if one looks at the ownership surrounding the Star Valley, there are vast tracts of 
readily accessible public lands that encapsulate the valley, which is made up of a relatively 
narrow strip of private lands lying between the much larger areas of public lands.   

TAXES 
Real estate taxes based upon past history are estimated to be $2,132 per annum. 

MINERAL RIGHTS
Sellers will convey 100 percent of the mineral rights that they own. The Buyer should plan to 
include a mineral right search as part of their due diligence since the owners do not know what 
mineral rights they own.

CONSERVATION EASEMENT 
There is no conservation easement on this property, which is essentially zoned rural and allows 
for agricultural uses and low density (above 5 acres) residential. The potential for the donation 
of a conservation easement is definitely there as the property would be prime for subdivision.
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BROKER’S COMMENT
The Worton Ranch is a highly desirable   operational and recreational ranch just over 
an hour south of Jackson on the Salt River.  It represents a larger ranch by Star Valley 
standards as much of the river ranches have been broken up into smaller parcels.   The 
Worton Ranch is  precisely what one cannot get in the Jackson market – a respectable  
sized trout fishing and cattle ranch with no restrictions and the opportunity to enjoy 
private trout fishing and waterfowl hunting along the river, along with the privacy and 
tranquility of the upper bench setting and endless mountain views. 



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

$4,840,000

SPECIAL NOTE
The owners of the Worton Ranch are also offering the 240± acre Shoshone Ridge Ranch 
approximately one-half mile south of the Worton. It brings two other important dimensions 
to the Worton besides providing additional summer pasture. It offers both a significant 
spring creek complex and an existing six-bedroom residence that occupies an amazing 
view site overlooking the valley. The Worton and Shoshone Ridge together are offered at 
$6.5 Million. 



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, 

Dan Bergstrom or Brant Marsh at (406) 656-7500 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, Dan Bergstrom or Brant Marsh 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 • (806) 698-6884
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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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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.

Mike Fraley of Hall and Hall is the exclusive agent of the Seller.
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