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LOCATION & ACCESS 
 
The Hoke Angus Ranch is located a few miles west of Carpenter, Wyoming and approximately 28 
miles east of Cheyenne, Wyoming.  To access the ranch from Carpenter, take Chalk Bluff Road, 
County Road 203, west for approximately three miles to County Road 145, turn north and travel 
approximately one mile to the ranch. 
 
Approximate distances from the Hoke Angus Ranch to surrounding towns and cities are as follows: 
 

Burns, Wyoming (pop. 285)      15 miles north 
Cheyenne, Wyoming (pop. 53.011)    28 miles west 
Pine Bluffs, Wyoming (pop. 1,153)    29 miles northeast 
Laramie, Wyoming (pop. 27,204)    76 miles west 
Sidney, Nebraska (pop. 6,282)    89 miles east 
Scottsbluff Nebraska (pop. 14,732)    96 miles northeast 
Denver, Colorado (pop. 554,636)  128 miles south 

 
 

SIZE & DESCRIPTION 
 
The Hoke Angus Ranch consists of 1,280± total deeded acres.  The North Unit, Home Place, consists 
of 960 acres of which 130 acres are irrigated and 830 acres are in native grass pasture.  The south 
unit, which consists of 320 total acres, has approximately 129 acres of irrigated land, 135 acres of 
CRP through 2010, and 56 acres of native grass pasture with a number of exceptional home sites. 
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COMMUNITY AMENITIES 
 
Carpenter, Wyoming  
 
Carpenter, population 786, is a small town with a few businesses and a post office.  Students in 
grades K-6 in the area attend Carpenter Elementary School.  Junior high and high school age kids 
travel approximately 15 miles to Burns for school.  Colleges in the area include Laramie County 
Community College in Cheyenne, Wyoming, University of Wyoming in Laramie, Wyoming, Eastern 
Wyoming College in Torrington, Wyoming, and Western Nebraska Community College in Scottsbluff, 
Nebraska.  For more information on all schools in Laramie County School District #2, please visit their 
web site at http://web.lrm2.k12.wy.us/. 
 
Cheyenne, Wyoming  
On July 4th, 1867 the first settlers pitched their tents in what is now known as Cheyenne.  The first 
residents moved to the area to work on the Union Pacific Railroad.  By 1869, soldiers from Fort D.A. 
Russell (which is now F.E. Warren Air Force Base) and Camp Carlin combined with the railroad 
gangs to make up the majority of Cheyenne's population.  Today, Cheyenne is not only the state 
capitol of Wyoming, but is also the seat of Laramie County, the home of F.E. Warren Air Force Base, 
and of Laramie County Community College, most recently named as the #1 digital savvy midsize 
community college in the nation. 
 
Cheyenne is strategically located at the intersection of I-80 and I-25 as well as at the crossroads of 
the Union Pacific and Burlington Northern Railroads.  This has made Cheyenne a major transportation 
hub and an important center of commerce both in the Rocky Mountain Region and nationally.  Many 
consider Cheyenne to be the northern anchor city of the Front Range of the Rocky Mountains. 
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Cheyenne is also home to the world’s largest outdoor rodeo and western celebration, Cheyenne 
Frontier Days.  Held annually in the last full week in July, Frontier Days is a ten-day celebration of the 
western heritage that consists of professional rodeos, concerts, art shows, carnival, parades, and air 
show featuring the US Air Force Thunderbirds.   
 
Cheyenne accounts for approximately 53,000 of the 82,400 Laramie County residents.  In addition to 
the jobs created by the State Of Wyoming, Laramie County, local government, and F.E. Warren Air 
Force Base, Cheyenne has also used its close proximity to the Colorado Front Range to create a 
thriving business environment.  Now known as the Magic City of the Plains, Cheyenne still continues 
its strong ties to agriculture and its western roots.  For more information on Cheyenne please visit 
http://www.cheyenne.org. 
 
Commercial airline service is available at Cheyenne, Wyoming; Scottsbluff, Nebraska; and Denver, 
Colorado.  The following is information on each of these airports: 
 
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 shares with United Airlines and Frontier Airlines to connect you with flights around the world.  
Cheyenne aeronautical information can be found at www.cheyenneairport.com/pilotinfo.htm 
 
Scottsbluff, Nebraska:   Great Lakes Airlines provides flights to and from Denver, Colorado from the 
Western Nebraska Regional Airport.  Valley Airways, fixed base operator for the airport, provides 
charter flights, in-transit charter refueling, airplane maintenance and repair, and flight training.  For 
more information, please visit www.flyscottsbluff.com.  Complete aeronautical information for the 
Western Nebraska Regional Airport can be found at www.airnav.com/airport/KBFF. 
 
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. 
 
In addition, the Butler Airport in Pine Bluffs offers a 5,330 foot asphalt public runway.  Additional 
information on the Butler Airport may be found at http://pinebluffs.org/pointsofinterest.airport.htm. 
 
 

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.   
 
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 
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CLIMATE 
 
The following historical climate data summary is provided by the High Plains Regional Climate Center 
at the University of Nebraska: 
 

CARPENTER, WYOMING 
Period of Record Monthly Climate Summary 
Period of Record: 11/1/1948 to 12/31/2005 

 Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec Annual 

Average Max. 
Temperature (F)  40.6 44.0 49.5 59.4 69.1 79.5 87.1 85.3 76.4 64.5 49.3 42.0 62.2 

Average Min. 
Temperature (F)  13.4 16.5 21.2 29.5 39.0 47.8 54.0 52.3 43.4 32.8 21.7 15.1 32.2 

Average Total 
Precipitation (in.)  0.30 0.23 0.82 1.23 2.47 2.46 2.28 1.63 1.38 0.73 0.42 0.31 14.25 

Average Total 
Snowfall (in.)  4.5 3.3 7.4 4.4 0.9 0.0 0.0 0.0 0.4 2.4 4.5 4.4 32.2 

Average Snow 
Depth (in.)  1 0 0 0 0 0 0 0 0 0 0 0 0 
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FARM & RANCH INFORMATION 
 
The current owner represents that he runs approximately 80 pair of registered Angus cows on the 
ranch year-round with supplemental feed which is raised on the irrigated land.  The circle on the north 
unit is planted with alfalfa which produced five tons of quality hay per acre in 2007.  A portion of that 
hay is fed to the cattle while the majority of the first and third cuttings are sold as dairy hay.   
 
The circle on the south unit is typically planted to small grains or pinto beans and sold as a cash crop.  
Historic yields on this ground have been 65 bushels of wheat per acre with a high of 87 bushels.  
Pinto bean yields are as high as 46 bushels per acre.  Occasionally, the owner plants a forage crop 
such as triticale or oats for hay on this circle, or as additional grazing. 
 
There are 135 acres of the ranch in the Conservation Reserve Program (CRP) which is under contract 
through 2010 with an annual payment of $4,228.00.  In 2007, direct and counter cyclical wheat and 
oat base payments were $733.00. 
 

 
 

IMPROVEMENTS 
 
The ranch has a recently remodeled three bedroom, one and a half story home consisting of 1,201 
square feet with a 728 square foot basement.  Other improvements include a barn, a set of corrals 
with working facilities, two open-faced loafing sheds, two smaller storage buildings, and one and a 
half miles of high tinsel fence around the Artificial Insemination/calving trap. There is a windmill in the 
far corner of Section 28.  The perimeter fences on the property consist mostly of 4 or 5 strand barb 
wire. 
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UTILITIES 
 
Electricity to the property is supplied by High West Energy.  Phone service and high speed internet is 
supplied by RT Communication.  Water is provided by a private well with a one horsepower electric 
pump and sewer is a private septic system. 
 

 
 

WATER RIGHTS 
 
There are three stock and domestic wells on the property as well as three irrigation wells.  Upon 
request, Clark & Associates Land Brokers, LLC will provide any prospective buyer with more 
information regarding water rights. 
 
 

IRRIGATION/STOCK & DOMESTIC WATER SYSTEMS 
 
The 130 acre circle on the north unit is irrigated with a 1977 electric Zimmatic center pivot.  Two wells 
supply water to the pivot.  One well is 330’ deep with 16” casing and a 30 HP pump.  The second well 
is 300’ deep with 16” casing and a 25 HP pump.  These wells are adjudicated at 350 and 400 gallons 
per minute respectively. 
 
The 129 acre circle on the south unit is irrigated with a 1978 electric Zimmatic center pivot.  One well 
supplies water to this pivot.  This 800 gallon per minute adjudicated well has a 75 HP electric pump 
with land roller bowls and 16” casing. 
 
All three of the Stock and Domestic wells are equipped with one horsepower electric submersible 
pumps. 
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MINERAL RIGHTS 
 
The Sellers represent that they own 100% of the minerals in the south half of Section 4 and the north 
half of Section 33.  Fifty percent of the minerals in Section 28 are owned by the Seller while the other 
50% are owned by the Union Pacific Railroad.  All minerals owned by the seller, if any, are 
negotiable.  
 
 

REAL ESTATE TAXES 
 

The property taxes in 2007 were $1,711.89 on the north unit and $921.81 on the south unit. 
 
 

 
 
 

OFFERING PRICE 
 
The Hoke Angus Ranch is being offered for $1,200,000 (One Million Two Hundred Thousand Dollars) 
for the entire property or the South unit could be purchased separate for $350,000.00 (Three Hundred 
Fifty Thousand).  The Seller shall require 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 $60,000 

(Sixty 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 listing broker’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. 
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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. 
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HOKE ANGUS RANCH LOCATION MAP 
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HOKE ANGUS RANCH TOPOGRAPHY 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  •  P. O. 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 & OR 

Laramie, WY Office 
PO Box 2272  

Laramie, WY  82073 
Office:  (307) 760-9510  

Fax: (307) 742-2781  
 

Mark McNamee   
Associate Broker / Auctioneer 

Mobile:  (307) 760-9510 
mcnamee@clarklandbrokers.com 

Licensed in WY, NE & CO 

  
Billings, MT Office 

P.O. Box 370  
Huntley, MT  59037 

Office:  (406) 697-3961  
 

Denver Gilbert 
Associate Broker 

Mobile: (406) 697-3961 
denver@clarklandbrokers.com 

Licensed in WY, MT, SD, ND & OR 

Pierre, SD Office 
202 East 8th Street  
Pierre, SD 57501 

Office:  (605) 224-0770  
 

Scott Johnson   
Associate Broker 

Mobile: (605) 280-7990 
scott@clarklandbrokers.com 

Licensed in SD & NE 
 

Tandy Dockery 
Mobile: (307) 340-1138 

tandy@clarklandbrokers.com 
Licensed in WY 

 

Lynn Sandvick 
Mobile: (406) 696-2883 

lynn@clarklandbrokers.com 
Licensed in MT & WY 

SALES ASSOCIATES 
 
 

Chad Reisig 
Mobile: (406) 665-6058 

chad@clarklandbrokers.com 
Licensed in MT & WY 

Scott Leach  

Mobile: (307) 331-9095 
ssrope@yahoo.com 

Licensed in WY 
 

Mike Hollister 
Mobile: (605) 863-0205 

mdh2020@rap.midco.net 
Licensed in WY 

 
NOTES 

 
 
 
 
 
 


