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

 
 
 

Proudly Presents 
  

 
 

COTTONWOOD CREEK RANCH 
Platte County, Wyoming 

 
 
 

 
 

With four miles of the historic North Platte River, peaceful seclusion, world-class fly 
fishing and abundant wildlife, this ranch will inspire any outdoor enthusiast.   The well-
maintained ranch offers great opportunities for anglers, hunters, equestrians and 
owners interested in having a piece of pioneer history. 
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LOCATION & ACCESS 
 
The Cottonwood Creek Ranch is located approximately 12 miles southeast of Glendo, Wyoming.  To 
reach the ranch from Glendo, travel south 6.25 miles on Wyoming Highway 319 to North Cassa Road, 
turn east and travel 2.25 miles, turn right at the mailboxes, and travel one mile to where the ranch 
begins.  With Interstate 25 just nine miles from the ranch, the advantages of larger communities are 
easily accessible while enjoying the seclusion of this ranch. 
 
Several towns and cities in a four-state area are in close proximity to and are easily accessible from 
the ranch: 
 
Glendo, Wyoming       12 miles northwest 
Wheatland, Wyoming       32 miles south 
Douglas, Wyoming       39 miles north 
Casper, Wyoming       88 miles northwest 

Scottsbluff, Nebraska          97 miles southeast 
Cheyenne, Wyoming     99 miles south 
Denver, Colorado   200 miles south 
Rapid City, South Dakota  217 miles northwest 

 
 

 
 
 

SIZE & DESCRIPTION 
 
Consisting of 3,726± contiguous deeded acres along with a 200 acre private lease; this exceptional 
Wyoming property has 300 irrigated acres which produce an average of five and a half tons of hay per 
acre.  There is one low-pressure center pivot on 110 acres and five side-roll sprinklers on 190 acres.  
Three electric pumps supply water from the North Platte River to operate the sprinklers.  Continually 
rotated on a regular planting schedule, new seeded-in alfalfa increases the hay production and offers 
additional grazing and wildlife benefits. 
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The carrying capacity of the ranch is owner-rated at 200 pairs year-round.  For the past three years, 
the ranch has been in a grazing-deferred program to benefit elk and deer herds.  
 
The Cottonwood Creek Ranch has an abundance of water with over six miles of live water provided 
by 2-1/2 miles of Little Cottonwood Creek as well as four miles of the North Platte River with 
ownership of both sides of the river for approximately two miles.  The upper part of the ranch is 
watered by five miles of pipeline to six stock tanks strategically located throughout the upper portion of 
the ranch. 
 

 
 
Fencing is in fair to good shape with four and a half miles of new fence on the south boundary and 
five and a half miles on the east boundary. 
 
The topography includes flat, rock free irrigated ground, rolling grass lands, pine and cedar tree-
covered hills with rock outcroppings, and deep, timbered canyons that range from an elevation of 
4,400 to 5,200 feet.  Cottonwood and willow trees shade the riparian areas. 
 
From 1843 through 1868 more than half a million people went west on the Oregon Trail where actual 
wagon ruts pass through the ranch.  Also the original Pony Express route crosses this historic ranch. 
 
 

IMPROVEMENTS 
 
The main residence is a 3,300 square foot ranch-style home with a new addition which was 
completed in 2008 that includes a master bedroom, bath, office and great room.  With this new 
addition, the home now consists of four bedrooms and three baths.  The front of the home has 20 foot 
high windows and patio doors with a large overhang overlooking the North Platte River.  The attached 
816 sq. ft. garage has a finished work area with a reloading bench and supply shelves.  The home 
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has two large outdoor, maintenance-free decks which total 1,800 square feet.  The exterior of the 
home is low maintenance siding and stone with a metal roof.  The two-acre yard has an underground 
sprinkler system, mature cottonwood trees, flower beds with drip irrigation system and a fenced pet 
area.  There is also an RV pad with full hook-ups.  Magnificent views of Laramie Peak are a bonus 
from the kitchen, dining room, and back deck. 
 

 
 
Overlooking the bend in the North Platte River, the ranch headquarters is enclosed in a ten acre yard 
with approximately 200 mature spruce and ornamental trees and includes the following: 
 

The bunk house is 1,104 square foot one bedroom, one bath home with complete kitchen and 
dining that has been newly remodeled and ready for guests.  It sits amid many mature trees. 
  
The Morton shop was constructed in 2007 and consists of 3,780 square feet which includes a 
42’ x 37’ heated work area as well as an office and bathroom.   
 
The 2,120 sq. ft equipment shop has a concrete floor and provides plenty of indoor storage. 
 
The Morton horse barn was constructed in 1996 and measures 1,728 square feet with six 
stalls and two tack rooms.  The barn is constructed with treated lumber, sliding stall doors, 
vaulted ceiling, interior lights, and concrete walk-way and tack room floors.  Outside the barn is 
a nice set of pipe horse pens, roping arena, round training corral, irrigated horse paddocks 
with five frost-free hydrants, and a wind break. The horse complex has 30 acres of fenced 
pasture, with water rights, and an additional 200 acres of pasture that is currently leased for 
winter horse pasture.  A 1,500 gallon continuous-flow, solar powered tire tank and a 
continuous flow 500 gallon tire tank ensures open fresh water all year and provides water to 
both domestic stock and wildlife. 
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Ranch Headquarters 

 
 

 
Shop with office 

 



 
Cottonwood Creek Ranch                                                                                                               Page 6 

www.ClarkLandBrokers.com 

 
Bunkhouse 

 
 

 
Equipment shop 
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Horse Barn 

 
WATER RIGHTS 

 
The adjudicated water rights from the North Platte River are territorial rights that have more than 
adequately irrigated the 300 acres of hay ground.  A complete set of water certificates from the State 
of Wyoming Engineer’s office will be provided to interested buyers. 
 
Eight wells and one artesian spring provide water for the Cottonwood Creek Ranch.  The ranch 
headquarters has two domestic wells, a yard irrigation well, and a pipeline well.  The main residence 
has its own well.  The horse complex operates on its own well; the lower pastures on the ranch are 
watered by two continuous-flow tire tanks on solar power and a 1,500 gallon spring tank.  One well is 
dedicated to a two mile stretch of drip line for 150 trees which are located along the riverbank. 
 
 

MINERAL RIGHTS 
 
Any and all mineral rights associated with this property owned by seller, if any, shall transfer to buyer 
at day of closing. 

 
SOILS 

 
The soils on the Cottonwood Creek Ranch consist primarily of Mitchell very fine sandy loams with 
Sunup-Snavee-Rock outcrop complex in the canyons located on the ranch.  Other soils found on the 
ranch include Deight-Thirtynine-Glendo very fine sandy loams, Quarterback loam, Recluse loam, 
Storsun-Sunup-Rock outcrop complex, Sunup-Rock outcrop complex and Taluce, thin solum-Rock 
outcrop-Turnercrest complex. 
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WILDLIFE & RECREATION 
 
Trophy elk, mule and white-tail deer, antelope, coyotes, bobcats, mountain lions, bald eagles, and 
wild turkeys are plentiful, and waterfowl are constantly moving up and down the river.  This ranch has 
been under management for the past ten years as a trophy hunting and fishing property.  The current 
size of sheds and harvested animals has been deer that have scored BC 174 and elk that have 
scored up to BC 390.  The combination of good genetics and conservation practices has produced 
incredible results. 
 
The trout fishery has been strict catch-and-release on the Cottonwood Creek Ranch since 2000 with 
limited fishing pressure and trout habitat improvements.  Rainbow trout average 18 inches and can go 
up to 26+ inches while the brown trout that have been caught are consistently over six pounds and as 
big as 15 pounds.  The entomology in the river is classic tail-water with caddis, tri-co’s, blue winged 
olive, and midge hatches through out the season; grasshoppers, ants and other terrestrials can also 
be very effective in the clear water during late summer and fall.  It is not uncommon to net and release 
15 to 30 fish on dry flies in an evening of fishing when the hatches occur. 
 
From June through August, the flows in the river increase to 5,000 CFS to 7,000 CFS and the fly 
fishing is not productive; however, the increased coldwater flows are excellent for the trout population 
due to an abundant food supply through the summer months, which, in turn, creates healthy football-
shaped trout in late summer. 
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For the outdoor enthusiast, Glendo provides endless opportunities.  Glendo Dam was constructed in 
1958, forming Glendo Reservoir, and designated a state park that same year.  Fourteen miles in 
length, the reservoir has a total capacity of 795,196 acre feet of water, making it a sought-after 
recreational area for all water sport activities. Stocked with fish by the Wyoming Game & Fish 
Commission, Glendo Reservoir offers superb fishing possibilities, providing species of walleye, yellow 
perch, and channel catfish. With seven campgrounds, six boat ramps, and a marina surrounding 
Glendo Reservoir, one can take full advantage of all that Glendo Reservoir and the area has to offer. 
For more information about Glendo State Park, please visit:http://wyoparks.state.wy.us/Parks/Glendo.  
From the ranch, it is a short drive of only 10 minutes to the boat ramps at Whiskey Bay, and 15 
minutes to the Glendo Marina and Restaurant.   
 
In the summer months, with the increased flows on the North Platte River, whitewater rafting, 
canoeing, and jet skiing are a great way to view the beautiful scenery of Wendover Canyon as well as 
the upper 10 miles of the river between the Glendo Reservoir Dam and the ranch headquarters.  This 
is also a great time to view wildlife and the many kinds of birds that make the river and canyon walls 
their home such as the Peregrine falcons found along the walls of the Little Cottonwood Creek 
Canyon. 
 

 

 
 
 
 

CLIMATE 
 
The following historical climate data summary is provided by the High Plains Regional Climate Center 
at the University of Nebraska: 
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GLENDO, WYOMING 
Period of Record Monthly Climate Summary 

Period of Record: 4/15/1964 to 4/30/1978 
 Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec Annual 

Average Max. 
Temperature (F)  38.4 43.3 49.8 58.1 69.1 78.5 88.2 86.3 75.4 64.3 49.7 41.4 61.9 

Average Min. 
Temperature (F)  9.3 14.7 20.1 28.4 37.0 45.3 52.2 48.5 38.1 27.8 19.4 11.3 29.3 

Average Total 
Precipitation (in.)  0.39 0.42 0.75 2.04 2.30 2.84 1.49 0.91 1.37 0.85 0.48 0.33 14.18 

Average Total 
Snowfall (in.)  6.6 7.1 7.6 6.9 0.4 0.0 0.0 0.0 0.7 3.5 2.8 4.7 40.4 

Average Snow Depth 
(in.)  1 1 1 0 0 0 0 0 0 0 0 0 0 

 

 
 

COMMUNITY AMENITIES & AIRPORT INFORMATION 
 
Glendo is a classic small town in rural America with a population of approximately 250 people. Scenic, 
remote, and peaceful, Glendo has the amenities of a traditional rural Wyoming town including 
restaurants, a motel, and a kindergarten through 12th grade school system. This small community is 
supported by local industries such as ranching, recreation, tourism, and government.    
 
On its website, www.plattechamber.com, the Platte County Chamber of Commerce says the following 
about Glendo, Wyoming: 
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Glendo, on the site of the old Horseshoe Stage Station, is a favorite spot for outdoor recreation in 
Platte County. The beautiful Glendo State Park, with Glendo reservoir and marina, is especially 
attractive to those enjoying water sports. An annual regatta and a fishing tournament draw many 
entrants and have become major events. Water skiing, windsurfing, sailing and non-competitive 
fishing are seasonal pleasures open to all who would be inclined to such satisfaction. 
 
West of Glendo rises Laramie Peak, a Wyoming landmark. The surrounding area is a well-kept secret 
– rich in archaeological finds from Indian relics to fossils, as well as to more modern chronicles. This 
popular seasonal resort is home to thousands of visitors in the summer and is growing to 
accommodate the needs of tourist and citizens alike. 
 
Although Glendo proper is a small town, it has not been isolated from life, and many have found it a 
sanctuary. A true western spirit, favored with simple hospitality, survives and the unpleasant conflicts 
caused by overcrowding and commercialization have been avoided. 
 
 

 
 
 
Commercial airline service is available at Casper, Wyoming; Cheyenne, Wyoming; and Denver, 
Colorado.  The following is information on each of these airports: 
 
Casper, Wyoming:   United Express, SkyWest and Mountain Air Express provide daily air service with 
connections to Denver, Colorado; Salt Lake City, Utah; and Colorado Springs, Colorado from the 
Natrona County International Airport.  This airport also has charter flights and rental cars available.  
For more information, please visit www.iflycasper.com.  Complete aeronautical information can be 
found at www.airnav.com/airport/CPR. 
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Cheyenne, Wyoming:   Great Lakes Airlines operates flights daily from Cheyenne to Denver 
International Airport.  From there they fly to many cities throughout the west and the airline also has 
code sharing with United Airlines and Frontier Airlines to connect you with flights around the world.  
Cheyenne aeronautical information can be found at http://www.cheyenneairport.com/pilotinfo.htm. 
 
Denver, Colorado:   Denver International Airport is open 24-hours-a-day, seven days a week and is 
served by most major airlines and select charters, providing nonstop daily service to more than 130 
national and international destinations.  For more information, visit the official web site for Denver 
International Airport at www.flydenver.com. 
 
The Glendo Airport is suitable for daylight use by small, private crafts.   
 
Phifer Airfield is located one mile east of Wheatland and has an asphalt runway which measures 
5,900' x 75'.  Wheatland, Wyoming is located approximately 32 miles south of the ranch.  Additional 
information is available at www.wheatlandwy.com/airport.htm. 
 
The Converse County Airport, in Douglas, Wyoming is 40 minutes from the ranch, supports larger 
craft with lighted runways that are 6,533 ft. in length, hangers, fuel, and a courtesy vehicle. 
 
 

 
 
 

STATE OF WYOMING 
 
Wyoming is a state that offers an incredible diversity of activities, geography, climate, and history.  
Just a territory in 1869, Wyoming became the 44th state in 1890.  The state’s population is 522,830, 
and provides a variety of opportunities and advantages for persons wishing to establish residency.   
 



 
Cottonwood Creek Ranch                                                                                                               Page 14 

www.ClarkLandBrokers.com 

Wyoming’s energy costs are the second lowest in the nation, and the cost of living index is below the 
national average.  Wyoming ranks among the top 10 in the entire United States for educational 
performance.  There is no state income tax, and Wyoming offers an extremely favorable tax climate: 
 

·  No personal income tax 
·  No corporate income tax 
·  No gross receipts tax 
·  No inventory tax 

·  Low retail sales tax 
·  Low property tax 
·  Favorable inheritance tax 
·  Favorable unemployment tax 

 
 

REAL ESTATE TAXES 
 

The real estate taxes for the Cottonwood Creek Ranch for 2009 were $5,282.09. 
 
 

 
 
 

OFFERING PRICE 
 
The Cottonwood Creek Ranch is currently being offered at $5,900,000 (Five Million Nine Hundred 
Thousand Dollars).  The Seller requires an all cash sale. 
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CONDITIONS OF SALE 
 

I.      All offers shall be: 
A. in writing; 
B. accompanied by an earnest money deposit check in the minimum amount of $300,000 

(Three Hundred Thousand Dollars); and 
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. 
II. All earnest money deposits will be deposited in the title company/closing agent’s trust 

account. 
III. The Seller shall provide and pay for an owner’s title insurance policy in full satisfaction of 

the negotiated purchase price. 
IV. Both Buyer and Seller shall be responsible for their own attorney fees. 

 

 
 

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. 



 
Cottonwood Creek Ranch                                                                                                               Page 16 

www.ClarkLandBrokers.com 

WYOMING LOCATION MAP 
 

 
 
 
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:   Wyoming 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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COTTONWOOD CREEK RANCH MAP 
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For additional information or to schedule a showing, please contact: 
 

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

 
Lusk, WY Office 
736 South Main Street  •  PO Box 47   Lusk, WY 82225   Office: (307) 334-2025    Fax: (307) 334-0901 
 

  Cory G. Clark, Broker 
  Mobile: (307) 351-9556      clark@clarklandbrokers.com 
  Licensed in WY, CO, SD, ND, NE, MT & NM 

  

Hulett, WY Office 
16 Strawberry Hill Road     Hulett, WY  82720     Office:  (307) 760-9510     Fax: (307) 467-5581 
 
  Mark McNamee , Associate Broker / Auctioneer 
  Mobile:  (307) 760-9510     mcnamee@clarklandbrokers.com 
  Licensed in WY, NE, SD & CO 

  

Billings, MT Office 
6806 Alexander Road     Billings, MT  59105     Office: (406) 697-3961     Fax: (406) 252-0044 
 

  Denver Gilbert, Associate Broker 
  Mobile: (406) 697-3961     denver@clarklandbrokers.com 
  Licensed in WY, MT, SD, & ND 
 

ASSOCIATE BROKERS & SALES ASSOCIATES 
  

Tandy Dockery  
Associate Broker 
Mobile: (307) 340-1138 
tandy@clarklandbrokers.com 
Licensed in WY 

Mike Hollister  
Associate Broker 
Mobile: (605) 863-0205 
mdh2020@rap.midco.net 
Licensed in WY & MT 

Shane McGuire  
Associate Broker 
Mobile: (308) 225-2211 
shane@clarklandbrokers.com 
Licensed in WY 

Susan Fullmer  
Sales Associate, CRA 
(307) 532-1520 
susan@clarklandbrokers.com 
Licensed in WY 

 

 
Lynn Sandvick  
Sales Associate 
Mobile: (406) 696-2883 
lynn@clarklandbrokers.com 
Licensed in MT 

Chad Reisig  
Sales Associate 
Mobile: (406) 665-6058 
chad@clarklandbrokers.com 
Licensed in MT & WY 

Scott Leach  
Sales Associate 
Mobile: (307) 331-9095 
ssrope@yahoo.com 
Licensed in WY 

Alfred Hansen  
Sales Associate 
Mobile: (701) 290-9693 
alfred@clarklandbrokers.com 
Licensed in ND 

 

 

Casey R. Hunter  
Sales Associate 
Mobile: (307) 467-5780 
casey@clarklandbrokers.com 
Licensed in WY & SD 

Ryan Rochlitz  
Sales Associate 
Mobile: (307) 286-3307 
ryan@clarklandbrokers.com 
Licensed in WY 

Kyle Berger  
Sales Associate 
Mobile: (307) 760-8018 
kyle@clarklandbrokers.com 
Licensed in WY 

 

 

NOTES 
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IMPORTANT NOTICE 
 

Clark & Associates Land Brokers, LLC  
(Name of Brokerage Company) 

 
REAL ESTATE BROKERAGE DISCLOSURE 

 
When you select a Real Estate Broker Firm, Broker or sales person (all referred to as “Broker”) to assist 
you in a real estate transaction, the Broker may do so in one of several capacities.  In accordance with 
Wyoming’s Brokerage Relationships Act, this notice discloses the types of working relationships that are 
available to you. 
 
Seller’s Agent.   (Requires written agreement with Seller) 
 If a Seller signs a written listing agreement with a Broker and engages the Broker as a Seller’s 
agent, the Broker represents the Seller.  On properties listed with other brokerage companies, the Broker 
may work as an agent for the Seller if the Seller agrees to have the Broker work as a subagent.  As an 
agent or subagent for the Seller, the Broker represents the Seller and owes the Seller a duty of utmost 
good faith, loyalty, and fidelity in addition to the obligations  enumerated below for Intermediaries.  Wyo. 
Stat. § 33-28-303(a).  The Seller may be vicariously liable for the acts of the Seller’s Agent or Seller’s 
subagent that are approved, directed or ratified by the Seller. 
 
Customer.   (No written agreement with Buyer) 
 A customer is a party to a real estate transaction who has established no intermediary or agency 
relationship with any Broker in that transaction.  A Broker may work as an agent for the Seller treating the 
Buyer as a customer or as an agent for the Buyer treating the Seller as a customer.  Also when a Buyer or 
Seller is represented by another Broker, a Broker may work with the other Buyer or Seller as a customer, 
having no written agreement, agency or intermediary relationship with either party.  A Broker working with 
a customer shall owe no duty of confidentiality to a customer.  Any information shared with Broker may be 
shared with the other party to the transaction at customer’s risk.  The customer should not tell the Broker 
any information which the customer does not want shared with the other party to the transaction.  The 
customer should not tell the Broker any information which the customer does not want shared with the 
other party to the transaction.  The Broker must treat the customer honestly and with fairness disclosing all 
material matters actually known by the Broker.  The Broker owes the customer the obligations  
enumerated below for Intermediaries which are marked with asterisks.  W.S. § 33-28-310(a). 
   
Buyer’s Agent.   (Requires written agreement with Buyer) 
 If a Buyer signs a written Buyer Agency Agreement with a Broker, the Broker will act as an agent 
for the Buyer.  If so, the Broker represents the Buyer and owes the Buyer a duty of utmost good faith, 
loyalty and fidelity in addition to the obligations  enumerated below for Intermediaries.  The Buyer may be 
vicariously liable for the acts of the Buyer’s Agent that are approved, directed or ratified by the Buyer.  As a 
Buyer’s Agent, Wyoming law requires the Broker to disclose to potential Sellers all adverse material facts, 
which may include material facts regarding the Buyer’s financial ability to perform the terms of the 
transaction.  Wyo. Stat. § 33-28-304(c).  As a Buyer’s Agent, the Broker has duties to disclose to the Buyer 
certain information; therefore, the Seller should not tell the Broker any information which the Seller does 
not want shared with the Buyer. 
 
Intermediary.   (Requires written agreement with Seller and/or Buyer) 
 The Intermediary relationship is a non-agency relationship which may be established between a 
Broker and a Seller and/or a Broker and a Buyer.  A Seller may choose to engage a Broker as an 
Intermediary when listing a property.  A Buyer may also choose to engage a Broker as an Intermediary.  
An Intermediary shall not act as an agent or advocate for any party and shall be limited to providing those 
services set forth below.  Wyo. Stat. § 33-28-305. 
  



 
Cottonwood Creek Ranch                                                                                                               Page 20 

www.ClarkLandBrokers.com 

As an Intermediary (Non-Agent), Broker will not represent you or act as your agent.  The parties to a 
transaction are not legally responsible for the actions of an Intermediary and an Intermediary does not owe 
the parties the duties of an agent, including the fiduciary duties of loyalty and fidelity.  Broker will have the 
following obligations  to you:   

·  perform the terms of any written agreement made by the Intermediary with any party or parties to 
the transaction; 

·  exercise reasonable skill and care;* 
·  advise the parties to obtain expert advice as to material matters about which the Intermediary 

knows but the specifics of which are beyond the expertise of the Intermediary;* 
·  present all offers and counteroffers in a timely manner;* 
·  account promptly for all money and property the Broker received;* 
·  keep you fully informed regarding the transaction;* 
·  obtain the written consent of the parties before assisting the Buyer and Seller in the same real 

estate transaction as an Intermediary to both parties to the transaction; 
·  assist in complying with the terms and conditions of any contract and with the closing of the 

transaction;* 
·  disclose to the parties any interests the Intermediary may have which are adverse to the interest of 

either party; 
·  disclose to prospective Buyers, known adverse material facts about the property;* 
·  disclose to prospective Sellers, any known adverse material facts, including adverse material facts 

pertaining to the Buyer’s financial ability to perform the terms of the transaction;* 
·  disclose to the parties that an Intermediary owes no fiduciary duty either to Buyer or Seller, is not 

allowed to negotiate on behalf of the Buyer or Seller, and may prohibited from disclosing 
information about the other party, which if known, could materially affect negotiations in the real 
estate transaction. 

 
As Intermediary, the Broker will disclose all information to each party, but will not disclose the following 

information without your informed consent: 
·  the motivating factors for buying or selling the property; 
·  that you will agree to financing terms other than those offered, or 
·  any material information about you, unless disclosure is required by law or if lack of 

disclosure would constitute dishonest dealing or fraud. 
 
Change From Agent to Intermediary – In – House Tran saction  
 If a Buyer who has signed a Buyer Agency Agreement with the Broker wants to look at or submit 
an offer on property Broker has listed as an agent for the Seller, the Seller and the Buyer may consent in 
writing to allow Broker to change to an Intermediary (non-agency) relationship with both the Buyer and the 
Seller.  Wyo. Stat. § 33-28-307. 
 
 An established relationship cannot be modified without the written consent of the Buyer or the 
Seller.  The Buyer or Seller may, but are not required to, negotiate different commission fees as a condition 
to consenting to a change in relationship. 
 
Designated Agent.   (requires written designation by the brokerage firm and acknowledgement by the 
Buyer or Seller) 

A designated agent means a licensee who is designated by a responsible broker to serve as an 
agent or intermediary for a Seller or Buyer in a real estate transaction.  Wyo. Stat. § 33-28-301 (a)(x). 
 In order to facilitate a real estate transaction a Brokerage Firm may designate a licensee as your 
agent or intermediary.  The Designated Agent will have the same duties to the Buyer and Seller as a 
Buyer’s or Sell’s Agent or Intermediary.  The Broker or an appointed “transaction manager” will supervise 
the transaction and will not disclose to either party confidential information about the Buyer or Seller.  The 
designation of agency may occur at the time the Buyer or Seller enters into an agency agreement with the 
Brokerage Fir or the designation of agency may occur later if an “in house” real estate transaction occurs.  
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At that time, the Broker or “transaction manager” will immediately disclose to the Buyer and Seller that 
designated agency will occur. 
 
Duties Owed by An Agent But Not Owed By An Intermed iary.  
 
WHEN ACTING AS THE AGENT FOR ONE PARTY (EITHER BUYE R OR SELLER), BROKER HAS 
FIDUCIARY DUTIES OF UTMOST GOOD FAITH, LOYALTY, AND  FIELITY TO THAT ONE PARTY.  A 
BROKER ENGAGED AS AN INTERMEDIARY DOES NOT REPRESEN T THE BUYER OR THE SELLER 
AND WILL NOT OWE EITHER PARTY THOSE FIDUCIARY DUTIE S.  HOWEVER, THE 
INTERMEDIARY MUST EXERCISE REASONABLE SKILL AND CAR E AND MUST COMPLY WITH 
WYOMING LAW.  AN INTERMEDIARY IS NOT AN AGENT OF AD VOCATE 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)(iii). 
 
THIS WRITTEN DISCLOSURE AND ACKNOWLEDGMENT, BY ITSE LF, SHALL NOT CONSTITUTE A 
CONTRACT OR AGREEMENT WITH THE BROKER OR HIS/HER FI RM.  UNTIL THE BUYER OR 
SELLER EXECUTES THIS DISCLOSURE AND ACKNOWLEDGEMENT , NO REPRESENTATION 
AGREEMENT SHALL BE EXECUTED OR VALID. WYO. STAT. § 33-28-306(b). 
 
NO MATTER WHICH RELATIONSHIP IS ESTABILSHED, A REAL  ESTATE BROKER IS NOT 
ALLOWED TO GIVE LEGAL ADVICE.  IF YOU HAVE QUESTION S ABOUT THIS NOTICE OR ANY 
DOCUMENT IN A REAL ESTATE TRANSACTION, CONSULT LEGA L COUNSEL AND OTHER 
COUNSEL BEFORE SIGNING. 
 
 The amount or rate of a real estate commission for  any brokerage relationships is not fixed 
by law.  It is set by each Broker individually and may be negotiable between the Buyer or Seller and 
the Broker. 
 
 On                                         , I provided (Seller) (Buyer) with a copy of this Real Estate Brokerage 
Disclosure and have kept a copy for our records. 
 
Brokerage Company 
 

Clark & Associates Land Brokers, LLC  
PO Box 47 
Lusk, WY  82225 
Phone:  307-334-2025 Fax:  307-334-0901 

 
By ___________________________________              

          
 
  
I/We have been given a copy and have read this Real Estate Brokerage Disclosure on (date) 
________________, (time) ____________ and hereby acknowledge receipt and understanding of this 
Disclosure. 
 
 
SELLER _____________________________________  DATE __________________ TIME __________ 
 
 
BUYER ______________________________________  DATE __________________ TIME __________ 
 


