Clark & Associates Land Brokers, LLC

Specializing in Farm, Ranch & Recreational Properties.

Proudly Presents

THE RIVER RANCH

Converse County, Wyoming

Approximately 1-1/2 miles of live water from Shawnee Creek ananiéof North
Platte River frontage with water rights make this well-managed ranathonly scenic
but productive as well.



LOCATION

Nestled along the banks of the North Platte River, under mature cottonwood trees, lies the River
Ranch. Fourteen miles southeast of Douglas, Wyoming off I-25 at the Orin Junction exit, Highways
20 and 319 intersect at the southwest corner of the ranch making it easily accessible year-round with
over 2-1/2 miles of highway frontage. Traveling south on Highway 319 brings you to Glendo
Reservoir, considered one of Wyoming’s top recreation spots. Glendo, Wyoming is located 14 miles
south of the River Ranch.

The following are several towns and cities that are in close proximity to and are easily accessible from
the ranch:

Douglas, Wyoming 14 miles northwest
Glendo, Wyoming 14 miles south
Casper, Wyoming 65 miles west
Cheyenne, Wyoming 120 miles south
Denver, Colorado 220 miles south

Commercial airline service is available at Casper, Wyoming; Cheyenne, Wyoming; and Denver,
Colorado. 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 International Airport in Casper. The airport also has charter flights and rental cars available.

The Converse County Airport is located three miles north of Douglas and has two asphalt runways.
Runway 11/29 is 6,532’ x 100’ and Runway 5/23 is 4,760’ x 75’. Additional information is available at
www.flyskyway.com.
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Phenomenal views of Laramie Peak to the west.

SIZE, OPERATIONAL DESCRIPTION & CARRYING CAPACITY

The 480+ deeded acres of the River Ranch has been operated by the same family since the early
1900s. The location, as well as the topography of the ranch, allows for easy management of the
entire operation. Miles of creek bottoms lined with mature cottonwood trees provide natural protection
for livestock and wildlife.

The owners have historically run 20 cow/calf pairs year-round along with an additional 125-150 head
of sheep. There is a 275 head pipe feedlot with automatic water system located on the property that
has been recently remodeled and updated. In addition, two other sets of working corrals are
strategically located throughout the ranch for optimal convenience and ease of management.

NOTE: Carrying capacity can vary due to weather conditions and management practices. Interested
parties should conduct their own analysis.

The ranch is cross-fenced into three contiguous pastures allowing cattle to be moved from one
pasture to another for flexible management and efficient grazing rotation. All fences are in excellent
condition with the exterior fences, which are bordered by the highway, being constructed of woven
wire with barb wire at the top. The interior fences are either barb wire or a combination of woven and
barb wire.

Water rights from the North Platte River are used to irrigate approximately 250 acres. All of the
irrigation ditches are in good working order with the majority of the main ditches constructed of
concrete. The ranch produces 350 to 400 tons of grass/alfalfa hay annually. The largest field has
recently been reseeded to a mixture of alfalfa and four types of grasses with the balance of the hay
fields needing to be turned in the next few years.
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Approximately 236 acres irrigated with early water rights from the North Platte River.

COMMUNITY AMENITIES

Douglas, Wyoming, population 5,288, located 14 miles northwest of the River Ranch, offers all the
desirable amenities of a traditional, rural, Wyoming city with its small-town friendliness and
atmosphere. Douglas has an excellent school system, K-12, with a low student-to-teacher ratio;
several banks, churches, and restaurants; county library; one of Wyoming's top 18-hole golf courses;
weekly newspaper; veterinary clinics; airport; medical clinics; and an excellent medical facility,
Memorial Hospital of Converse County. Douglas is also home to the Wyoming State Fair, Wyoming
Pioneer Museum, Railroad Interpretive Center, and Wyoming Law Enforcement Academy.

This excerpt was taken from the City of Douglas website at http://www.cityofdouglaswy.com:

“Douglas is located in east-central Wyoming and is the county seat for Converse County. The
community is situated on the banks of the North Platte River at the intersection of Interstate
Highway 25 and Highway 59. To many it is considered the "Home of the Jackalope" a
mythical creature that is part antelope and part jackrabbit.

Douglas is in Norman Crampton's book - "The 100 Best Small Towns in America" because it
is first of all, small, with a 2000 census population of 5,288. Douglas is in the book because of
its location, viable economic base, population diversity, high education level, good schools,
readily available health care, and low crime rate. But, at least in the minds of those 5,288
souls who call Douglas, Wyoming home, Douglas is in the book because of the commitment
of its citizens to be a part of the community, to understand that the whole is greater then the
sum of its parts; that working together they can create more than any of them can as
individuals. It's a community where initiative and hard work are the keys to success, and
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where people still have the roll-up your sleeves spirit that sends a message that in Douglas,
Wyoming, we are very definitely open for business.”

For more information, contact the Douglas Chamber of Commerce or the City of Douglas.

CLIMATE

DOUGLAS, WYOMING (482685)
Period of Record Monthly Climate Summary
Period of Record: 1/ 1/1915 to 12/31/2005

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

Average Max.
Temperature (F)

Average Min.
Temperature (F)

Average Total
Precipitation (in.)
Average Total
Snow Fall (in.)

Average Snow Depth
(in.)

37.1 40.7 472 58.0 676 78.2 87.3 848 747 620 473 39.0 60.3
112 154 214 306 394 48.2 551 527 424 316 213 142 320
047 059 087 182 237 189 136 1.11 131 125 0.64 0.49 14.16
63 75 86 94 17 02 00 00 06 33 67 73 516

1 1 1 0 0 0 0 0 0 0 1 1 0
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MINERAL RIGHTS

All mineral rights owned, if any, shall be negotiable.

SOILS

The soils found on the River Ranch primarily consist of Kishona-Cambria Loams, Theedle-Krishona-
Shingle Loams, Gullied Ustic Torriorthents, Sigweid-Cambria Complex, Vonalee-Terro Fine Sandy
Loams, Theedle-Kishona Loams and Shingle-Taluce Complex. The predominant grasses are
Western Wheat Grass, Needle and Thread and Blue Grama; all of which are hard grass species high
in protein content.

WATER

In addition to the water rights from the North Platte River that flows along the southern part of the
ranch for 3/4 of a mile, Shawnee Creek traverses through the ranch for 1-1/2 miles before feeding into
the North Platte River. One well, with a submergible pump, supplies water to the ranch headquarters
and to the feed lot. Livestock water is provided in all the pastures and corrals. Two irrigation pumps
and two booster pumps located along the property’s river frontage are used to pump water to the
irrigation ditches. The rights from the North Platte River are rated at 3.6 cubic feet per second.

A complete description of the surface and ground water rights will be readily available to prospective
buyers upon request. In the event of a sale, all water rights permitted and adjudicated to the subject
property shall be transferred to the buyer.

TOTAL IRRIGATED ACRES 250+
TOTAL CFS 3.6 CFS=CUBIC FEET PER SECOND

IMPROVEMENTS

Pride of ownership is evident throughout the ranch which spills over to the improvements as well. The
improvements consist of a 2,400 sq. ft. main residence constructed in 1976 with three bedrooms and
2-1/2 baths, a historic farm house that is used for storage, a 48’ x 96’ Tomlison shop building with
concrete floor, calving and loafing sheds, sorting corrals, and feed lot. The ranch has several mature
trees as well as young tree belts along with several windbreaks. A second set of corrals and a calving
barn is located along the southeast side of the property.

REAL ESTATE TAXES

The property taxes for 2007 are approximately $2000.
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The main residence is 2,400 sq. ft. with three bedrooms and 2-1/2 baths.

48’ x 96’ Tomlinson shop building with concrete floor.
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Shawnee Creek traverses through the ranch for 1-1/2 miles before feeding into the North Platte River.

RECREATIONAL RESOURCES

With its river frontage and tree-lined creek bottoms, the River Ranch has an abundance of wildlife
including mule deer, whitetail deer, antelope, wild turkeys, ducks, and geese. Sage chickens and
other upland game birds occasionally travel through the ranch. During the bird hunting season, the
State of Wyoming offers a state-of-the-art bird farm, open to the public, which is located approximately
five miles south of the ranch.

Just minutes away from the River Ranch is the western edge of Glendo Reservoir which was
designated a state park in 1958. 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, trout, yellow perch, and channel catfish. With seven
campgrounds, six boat ramps, and a marina concession within a few minutes from the property, one
can take advantage of all that Glendo Reservoir offers.
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The River Ranch is a sportsman’s paradise with its abundance of wildlife.
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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.
Cheyenne, population 50,000, is the location for the world’s largest rodeo, the “Daddy of Them All",
Cheyenne Frontier Days, held every July.

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 - Low retail sales tax

No corporate income tax - Low property tax

No gross receipts tax - Favorable inheritance tax

No inventory tax - Favorable unemployment tax

OFFERING PRICE

The River Ranch is being offered at $1,465,000.00 (One Million Four Hundred Sixty-Five Thousand
Dollars.) The Seller shall require an all cash sale.

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 thereunder with no liability or expense to be incurred by the Buyer (in connection with the
Seller’'s tax-deferred exchange). Should a Buyer also desire to use an exchange in order to acquire
the ranch, the Seller will cooperate as long as they do not risk incurring any additional liability or
expense.
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CONDITIONS OF SALE

l. All offers shall be:
A. in writing;
B. accompanied by an earnest money deposit check in the minimum amount of $70,000
(Seventy 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.
Il. All earnest money deposits will be deposited in the listing broker’s trust account.
II. The Seller shall provide and pay for an owner’s title insurance policy in full satisfaction of
the negotiated purchase price.
A 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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THE RIVER 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 Laramie, WY Office
736 South Main Street « P. O. Box 47 PO Box 2272
Lusk, WY 82225 Laramie, WY 82073
Office: (307) 334-2025 Office: (307) 760-9510
Fax: (307) 334-0901 Fax: (307) 742-2781
Cory G. Clark Mark McNamee
Broker Associate Broker / Auctioneer
Mobile: (307) 351-9556 Mobile: (307) 760-9510
clark@clarklandbrokers.com mcnamee@clarklandbrokers.com
Licensed in WY, CO, SD, ND, NE, MT, NM & OR Licensed in WY, NE & CO
Billings, MT Office Pierre, SD Office
P.O. Box 370 202 East 8th Street
Huntley, MT 59037 Pierre, SD 57501
Office: (406) 697-3961 Office: (605) 224-0770
Denver Gilbert Scott Johnson
Associate Broker Associate Broker
Mobile: (406) 697-3961 Mobile: (605) 280-7990
denver@clarklandbrokers.com scott@clarklandbrokers.com
Licensed in WY, MT, SD, ND & OR Licensed in SD & NE
Tandy Dockery SALES ASSOCIATES Scott Leach
Mobile: (307) 340-1138 Mobile: (307) 331-9095
tandy@clarklandbrokers.com ssrope@yahoo.com
Licensed in WY L Licensed in WY
Chad Reisig
Lynn Sandvick Mobile: (406) 665-6058 Mike Hollister
Mobile: (406) 696-2883 chad@clarklandbrokers.com Mobile: (605) 863-0205
lynn@clarklandbrokers.com Licensed in MT & WY mdh2020@rap.midco.net
Licensed in MT & WY Licensed in WY
NOTES
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