Specializing in Farm, Ranch, Recreational & Auction Properties

Proudly Presents

Big Horn Hunting & Fishing Resort
Fort Smith, Big Horn County, Montana
Turn-key resort complete with restaurant, cabins, RV sites, retail fly shop, and private fishing pond
located only ten minutes from the Yellowtail Afterbay Boat-Launch on the Big Horn River.

LOCATION & ACCESS
The Big Horn Hunting & Fishing Resort is easily accessed all year via State Hwy 313. From I-90,
take the Hardin, Montana, exit #495, which provides direct access via State Hwy 313 to Fort
Smith, Montana, Yellowtail Dam, and Big Horn Canyon National Recreation Area. From exit 495,
it is an approximate 35-minute drive which takes you seven miles past St. Xavier, Montana, at
which point you will see the “Garrison Stoker Resort” signs on the west side of the road.
Several towns and cities in proximity to the property include:





Fort Smith, Montana (population 120)
Hardin, Montana (population 3,800)
Billings, Montana (population 110,000)
Sheridan, Wyoming (population 18,000)
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11 miles south
30 miles north
76 miles northwest
80 miles southeast
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SIZE & DESCRIPTION
16.97± deeded acres
The Big Horn Hunting & Fishing Resort is a turn-key recreation resort complete with eight guest
cabins, 15 full-hookups and graveled RV sites, restaurant and picnic area, retail fly shop with
inventory, and private fishing pond.
Activities at the Big Horn Hunting & Fishing Resort include wedding parties on the massive wood
patio next to the private 1.5-acre fishing pond, kids catching hundreds of 4-pound rainbow trout
and hunting parties flying in from across the nation for world-class upland and migratory bird
hunting. A loyal base of repeat fishing-party clientele balances and complements the traffic from
local farmers and ranchers who enjoy eating at the only restaurant around. The growth in retirees
staying for a few days in their class-A motorhomes while renting fishing equipment is just as
promising as the growth in first-time enthusiasts buying the full set of gear from waders to rods
and lines the retail fly shop. The Big Horn Hunting & Fishing Resort is well-balanced through the
seasons and offers a lot of everything for the absentee-owner and entrepreneur alike.
The current owners have been making Covid-changes and are operating with a new, adapted
model that includes take-out ready-made meals for those who are too busy to stay and eat.
With a signed letter of intent and $1,500 non-refundable earnest money deposit, owner-financing,
limited partnership interest, silent partner, and even convertible note with the benefit of personal
use will be considered by Sellers. The current owners are open to your vision and offers. The
current operator, who has decades of experience, would be a significant value in retaining as
management.
The included fixtures, furnishings, equipment, and inventory also make this right for the
recreational/hospitality entrepreneur. Itemizations of excluded fixtures, furnishings, equipment
and inventory available upon request and pre-qualification.
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OPERATIONS
This Big Horn Hunting & Fishing Resort has been well-maintained by owner-operators who have
lived in the Big Horn Valley for over 30 years, building a loyal following and customer-base. This
resort was a quiet RV park and little blue restaurant when purchased in 2014, and significant
expansion and upgrades have been done since. Attention to detail evident everywhere at the
resort with constant upgrades and renovation. The care and concern that goes in to maintaining a
resort of this size and of this quality shows through in every aspect.
Adjusting to Covid, the current restaurant staff of one cook, one dishwasher, and one server for
mainly seasonal work is being assessed while operations become streamlined. Currently the
resort requires two full-time employees for maintenance and upkeep. Additionally, one full time
employee is needed for management of employees, bookings, reservations, marketing,
recordkeeping, and customer service. Online booking and marketing platforms such as Airbnb,
VRBO, and TripAdvisor have never been used in past operations as word-of-mouth and loyalty
create a strong repeat business clientele.

WATER RESOURCES
Three domestic wells and surface water rights for private fishing pond.

REAL ESTATE TAXES
Real estate taxes for 2021 were approximately $9,476.
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UTILITIES
Electricity: 3-phase from rural co-op
Gas/Propane: rural propane delivered
Communications: 4G cell service and landline
Water: Surface water for lawn/yard irrigation. 3 wells for operations
Sewer: five septic systems and leech fields
Television: available in each guest cabin

IMPROVEMENTS
 15 gravel Class-A RV sites with 30-amp electrical service, sewer, and potable water.
 Eight cabins manufactured in 2014 with two bedrooms in each cabin; designed as an
efficiency-style apartment.
 Two handicap-accessible bathhouses. Each bathhouse has a designated bathroom for
each cabin complete with sink, shower and toilet. There is also an ADA zero entry shower
and a handicap accessible shower. Each bathhouse has a utility room with washer and
dryer, utility sink and shelves for supplies and extra linens.
 Three-bedroom, efficiency styled employee housing.
 72-seat restaurant with ADA approved facilities, renovated in 2016.
 Fly shop with inventory
 Garage with concrete floor built in 2016
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RECREATION & WILDLIFE
“The Big Horn Hunting & Fishing Resort lies in what is commonly known as the "Upper Bighorn",
between the Afterbay and Mallards Landing Fishing Access sites. This portion of the Bighorn is a
world-renowned fishery for Brown and Rainbow trout, with incredible numbers of fish-per-mile,
and sizes averaging over 16 inches. Fed by flows from the Yellowtail Dam, the Montana portion
of the Bighorn is a year-round fishery, providing lodge owners with extended operating seasons
well into fall and much earlier in the spring than freestone counterparts. On a day with light wind
and moderate temps, Spring dry-fly fishing can be described as nothing less than incredible, with
it not being uncommon to see a hundred trout rising to adult midge and baetis in a single run. As
spring yields to summer, the river continues to fish exceptionally under the surface with sow bug,
baetis, and midge nymph rigs. Sizeable trout can be caught year-round on streamers, nymphs,
and dry-flies which creates a fishing experience tailored to the preference of the individual angler.
While currently less commercialized, the Bighorn Valley is known to be a world-class destination
for upland game birds and waterfowl hunting. Starting in October, hunters flock to the Bighorn
Valley for opportunities to hunt large numbers of wild rooster pheasants, sharptailed grouse, and
Hungarian partridge. As the weather cools, storms from the north begin to push in massive
migrations of mallard ducks and Canadian geese. The fertile beet, corn, and wheat fields of the
valley fill with tens of thousands of oversized Canadian geese and mallards which provide
waterfowl hunters with opportunities to hunt over both water and field spreads well into January.
Currently, the opportunity for a lodge owner to take advantage of the hunting aspect of this region
can be described simply as prime.”
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CLIMATE
According to the High Plains Regional
Climate Center at the University of
Nebraska, the average annual precipitation
for the Fort Smith, Montana area is
approximately 16.6 inches including 43.6
inches of snow fall. The average high
temperature in January is 20 degrees, while
the low is 12 degrees. The average high
temperature in July is 88 degrees, while the
low is 56 degrees. The charts to the right are
courtesy of www.city-data.com.

COMMUNITY AMENITIES

According to the Visit Montana website
(visitmt.com) “Fort C. F. Smith was
established on August 12, 1866, to protect
immigrants traveling on the Bozeman Trail
from attacks by the Sioux Indians. The
Bozeman Trail crossed the Bighorn River
400 yards from the fort. Located near the
present town of Fort Smith, all that remains
of the site are low mounds and interesting
stories. The site is on private land and
visitors may see it by making prior
arrangements at the Yellowtail Dam Visitor Center. The nearby Bighorn Lake extends
approximately 60 miles through Wyoming and Montana, 55 miles of which are held within
spectacular Bighorn Canyon Recreational Area. The Recreation Area is composed of 70,000+
acres, which straddlesthe northern Wyoming and southern Montana borders. Within the area is
the Devil's Canyon Overlook providing breathtaking views and cliffs that tower 1,000 feet above
the lake level. There is a visitor center in Fort Smith. The Afterbay Lake below the Yellowtail Dam
is a good spot for trout fishing and wildlife viewing for ducks, geese and other animals. The
Bighorn River below the Afterbay Dam and Campground is a world-class trout fishing area.
Bighorn Canyon National Recreation Area boasts breathtaking scenery, countless varieties of
wildlife, and abundant recreational opportunities such as boating, fishing, ice fishing, camping,
and hiking. Fort Smith also includes fuel, food, lodging, tours, and guiding services.”

AIRPORT INFORMATION




Billings – International airport with commercial flights from Denver, Salt Lake, Seattle,
Dallas, and Minneapolis.
Hardin – small community airport available to public with fuel, service, and flight services.
Fort Smith – small community airport available to public with fuel.

Big Horn Hunting and Fishing Resort
www.ClarkLandBrokers.com

Page 9

Big Horn Hunting and Fishing Resort
www.ClarkLandBrokers.com

Page 10

OFFERING PRICE
$2,200,000
Acceptable terms for purchasing this property include, but are not limited to cash at closing, new
loan, or 1031 tax exchange. No portion of the purchase transaction will be financed by the seller.
The Seller reserves the right to effectuate a tax-deferred real estate exchange for all or part of the
sales price, pursuant to Section 1031 of the Internal Revenue Code and the Treasury Regulations
promulgated there under with no liability or expense to be incurred by the Buyer (in connection
with the Seller’s tax-deferred exchange).

CONDITIONS OF SALE
I.

II.
III.
IV.

All offers shall be:
A. in writing;
B. accompanied by an earnest money deposit check in the minimum amount of
$60,000.
C. be accompanied with the name, telephone number, and address of the Buyer’s
personal banker in order to determine financial capability to consummate a
purchase.
All earnest money deposits will be deposited in the title company/closing agent’s trust
account.
The Seller shall provide and pay for an owner’s title insurance policy in full satisfaction
of the negotiated purchase price.
Both Buyer and Seller shall be responsible for their own attorney fees.
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FENCES AND BOUNDARY LINES
The seller is making known to all potential purchasers that there may be variations between the
deeded property lines and the location of the existing fence boundary lines on the subject
property. Seller makes no warranties with regard to location of the fence lines in relationship to
the deeded property lines, nor does the seller make any warranties or representations with regard
to specific acreage within the fenced property lines. Seller is selling the property in an “as is”
condition which includes the location of the fences as they exist.
Boundaries shown on accompanying maps are approximate based on the legal description and
may not indicate a survey. Maps are not to scale and are for visual aid only. Their accuracy is
not guaranteed.

Clark & Associates Land Brokers, LLC is pleased to have been selected as the Exclusive Agent for the Seller of
this outstanding offering. All information has been obtained from sources deemed reliable by Clark &
Associates Land Brokers, LLC; however, the accuracy of this information is not guaranteed or warranted by
either Clark & Associates Land Brokers, LLC, or the Sellers, and prospective buyers are charged with making
and are expected to conduct their own independent investigation of the information contained herein. This
offering is subject to prior sale, price change, correction or withdrawal without notice.
Notice to Buyers: Montana Real Estate Law requires that the listing Broker and all licensees with the listing
Broker make a full disclosure, in all real estate transactions, of whom they are agents and represent in that
transaction. All prospective buyers must read, review and sign a Real Estate Brokerage Disclosure form prior to
any showings. Clark & Associates Land Brokers, LLC with its sales staff is an agent of the seller in this
listing.
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STATE LOCATION MAP

NOTES
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BIG HORN HUNTING & FISHING RESORT TOPO MAP
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BIG HORN HUNTING & FISHING RESORT ORTHO MAP
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For additional information or to schedule a showing, please contact:

Colter DeVries
Associate Broker,
REALTOR®
Cell: (406) 425-1027
colter@clarklandbrokers.com
Licensed in WY & MT

Clark & Associates Land Brokers, LLC
Specializing in Farm, Ranch, Recreational & Auction Properties

Lusk, WY Office

Cory G. Clark - Broker / Owner

Buffalo, WY Office

Mark McNamee - Associate Broker/Auctioneer/Owner

Billings/Miles City, MT Offices

Denver Gilbert - Associate Broker / Owner

Belle Fourche, SD Office

Ronald L. Ensz - Associate Broker

Torrington, WY Office

Logan Schliinz - Associate Broker

Douglas, WY Office

Scott Leach - Associate Broker

Wheatland, WY Office

Jon Keil – Associate Broker

Greybull, WY Office

Ken Weekes – Sales Associate

736 South Main Street • PO Box 47
Lusk, WY 82225

879 Trabing Road
Buffalo, WY 82834

6806 Alexander Road
Billings, MT 59105

515 National Street • PO Box 307
Belle Fourche, SD 57717

2210 Main St
Torrington, WY 82240

PO Box 1395, Douglas, WY 82633
1878 N Glendo Hwy, Glendo, WY 82213

4398 Palmer Canyon Road
Wheatland, WY 82201

3625 Greybull River Road, PO Box 806
Greybull, WY 82426

(307) 351-9556 ~ clark@clarklandbrokers.com
Licensed in WY, MT, SD, ND, NE & CO

(307) 760-9510 ~ mcnamee@clarklandbrokers.com
Licensed in WY, MT, SD & NE

(406) 697-3961 ~ denver@clarklandbrokers.com
Licensed in WY, MT, SD & ND

(605) 210-0337 ~ ensz@rushmore.com
Licensed in SD, WY & MT

(307) 575-5236 ~ logan@clarklandbrokers.com
Licensed in CO, NE, SD & WY

(307) 331-9095 ~ scott@clarklandbrokers.com
Licensed in WY, CO, SD, NE & MT

(307) 331-2833 ~ jon@keil.land
Licensed in WY & CO

(307) 272-1098 ~ kenrweekes@gmail.com
Licensed in WY
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IMPORTANT NOTICE
RELATIONSHIPS/CONSENTS IN REAL ESTATE TRANSACTIONS
(COMBINED EXPLANATION AND DISCLOSURE)
Definition of Terms and Description of Duties

A “Seller Agent” is obligated to the Seller to:
act solely in the best interests of the seller, except that a seller agent, after written disclosure to the seller and with

the seller’s written consent, may represent multiple sellers of property or list properties for sale that may compete
with the seller’s property without breaching any obligation to the seller;

obey promptly and efficiently all lawful instructions of the seller;

disclose all relevant and material information that concerns the real estate transaction and that is known to the
seller agent and not known or discoverable by the seller unless the information is subject to confidentiality arising
from a prior or existing agency relationship on the part of the seller agent with a buyer or another seller;
safeguard the seller’s confidences;


exercise reasonable care, skill, and diligence in pursuing the seller’s objectives and in complying with the terms
established in the listing agreement;

fully account to the seller for any funds or property of the seller that comes into the seller agent’s possession; and
comply with all applicable federal and state laws, rules, and regulations.
A “Seller Agent” is obligated to the Buyer to:

disclose to a buyer or the buyer agent any adverse material facts that concern the property and that are known to
the seller agent, except that the seller agent is not required to inspect the property or verify any statements made by
the seller;

disclose to a buyer or the buyer agent when the seller agent has no personal knowledge of the veracity of
information regarding adverse material facts that concern the property;

act in good faith with a buyer and a buyer agent; and
comply with all applicable federal and state laws, rules, and regulations.

A “Buyer Agent” is obligated to the Buyer to:

act solely in the best interests of the buyer, except that a buyer agent, after written disclosure to the buyer and with
the buyer’s written consent, may represent multiple buyers interested in buying the same property for similar
properties to the property in which the buyer is interested or show properties in which the buyer is interested to
other prospective buyers without breaching any obligation to the seller;

obey promptly and efficiently all lawful instructions of the buyer;

disclose all relevant and material information that concerns the real estate transaction and that is known to the
buyer agent and not known or discoverable by the buyer, unless the information is subject to confidentiality arising
from a prior or existing agency relationship on the part of the buyer agent with another buyer or seller;
safeguard the buyer’s confidences;


exercise reasonable care, skill, and diligence in pursuing the buyer’s objectives and in complying with the terms
established in the Buyer/Broker agreement;

fully account to the buyer for any funds or property of the buyer that comes into the buyer agent’s possession; and

comply with all applicable federal and state laws, rules, and regulations.
A “Buyer Agent” is obligated to the Seller to:

disclose any adverse material facts that are known to the buyer agent and that concern the ability of the buyer to
perform on any purchase offer;

disclose to a seller or the seller agent when the buyer agent has no personal knowledge of the veracity of
information regarding adverse material facts that concern the buyer;
act in good faith with a seller and a seller agent; and


comply with all applicable federal and state laws, rules, and regulations.
DUAL AGENCY IF A SELLER AGENT IS ALSO REPRESENTING A BUYER, OR A BUYER AGENT IS ALSO
REPRESENTING A SELLER WITH REGARD TO A PROPERTY, THEN A DUAL AGENCY RELATIONSHIP MAY BE
ESTABLISHED. IN A DUAL AGENCY RELATIONSHIP, THE DUAL AGENT IS EQUALLY OBLIGATED TO BOTH THE
SELLER AND THE BUYER. THESE OBLIGATIONS MAY PROHIBIT THE DUAL AGENT FROM ADVOCATING
EXCLUSIVELY ON BEHALF OF THE SELLER OR BUYER AND MAY LIMIT THE DEPTH AND DEGREE OF
REPRESENTATION THAT YOU RECEIVE. A BROKER OR A SALESPERSON MAY NOT ACT AS A DUAL AGENT
WITHOUT THE SIGNED, WRITTEN CONSENT OF BOTH THE SELLER AND THE BUYER
Initial _________________________________________________
Page 1 of 2 agency disclosure

A “Dual Agent” is obligated to a Seller in the same manner as a seller agent and is obligated to a buyer in the same manner
as a buyer agent, except that a dual agent:
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has a duty to disclose to a buyer or seller any adverse material facts that are known to the dual agent regardless of
any confidentiality considerations; and
may not disclose the following information without the written consent of the person whom the information is
confidential:
(i) the fact that the buyer is willing to pay more than the offered purchase price;
(ii) the fact that the seller is willing to accept less than the purchase price that the seller is asking for the property;
(iii) factors motivating either party to buy or sell; and
(iv) any information that a party indicates in writing to the dual agent is to be kept confidential.

A “Statutory Broker” is not the agent of the Buyer or Seller but nevertheless is obligated to them to:
disclose to:

(i) a buyer or a buyer agent any adverse material facts that concern the property and that are known to the
statutory broker, except that the statutory broker is not required to inspect the property or verify any
statements made by the seller; and
(ii) a seller or a seller agent any adverse material facts that are known to the statutory broker and that concern
the ability of the buyer to perform on any purchase offer;

exercise reasonable care, skill, and diligence in putting together a real estate transaction; and

comply with all applicable federal and state laws, rule and regulations.
An “Adverse Material Fact” means a fact that should be recognized by a broker or salesperson as being of enough
significance as to affect a person’s decision to enter into a contract to buy or sell real property and may be a fact that:
(i) materially affects the value, affects structural integrity, or presents a documented health risk to occupants
of the property; and
(ii) materially affects the buyer’s ability or intent to perform the buyer’s obligations under a proposed or
existing contract.
“Adverse material fact” does not include the fact that an occupant of the property has or has had a communicable disease or
the property was the site of a suicide or felony.
Disclosures/Consents
The undersigned Broker or Salesperson hereby discloses the relationship(s) as checked below, and the undersigned Seller
or Buyer acknowledges receipt of such disclosure(s) and consents to the relationship(s) disclosed.
 Seller Agent
 By checking this box, the undersigned consents
to the Broker or Salesperson representing
multiple sellers of property that may compete
with the Seller’s property.


Buyer Agent
 By checking this box, the undersigned consents
to the Broker or Salesperson representing
multiple buyers interested in similar properties at
the same time.



Statutory Broker

Dual Agent (by checking this box, the undersigned
consents to the Broker or Salesperson acting as a
dual representative.)

_________________________________________________ ____________________________/_________________
Broker and/or Salesperson Date

_________________________________________________ ___________________________/_________________
Seller Buyer Date
NOTE:

Unless otherwise expressly stated the term “Days” means calendar days and not business day. Business days
are defined as all days as except Sundays and holidays. Any performance which is required to be completed on a
Saturday, Sunday or a holiday can be performed on the next business day.

Page 2 of 2 agency disclosure

Big Horn Hunting and Fishing Resort
www.ClarkLandBrokers.com

Page 18

