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LOCATION 
 
The Waterhole, located in Douglas, Wyoming at the corner of 9th and Richards Street, has historically 
been one of the area’s most popular gathering spots, offering a full-service bar and grill which 
accounts for its solid customer base.  Richards Street, also known as East Yellowstone Highway, is 
part of the I-25 business loop through Douglas which provides easy access to the interstate along with 
Jackalope Square, the Douglas Railroad Interpretive Center, the Wyoming State Fairgrounds, 
downtown Douglas, and much more in just five miles.  There are two exits to Douglas from Interstate 
25: Exit 135, East Richards Street, on the east side of town and Exit 140, West Yellowstone Highway, 
on the west side.  Douglas is centrally located between Denver, Colorado; Yellowstone National Park; 
and the Black Hills of South Dakota. 
 
 

 
 
 

DESCRIPTION OF BUSINESS & PROPERTY 
 
The Waterhole is a thriving liquor establishment with a proven income potential.  The sport’s bar and 
grill offers pool and dart tournaments, weekly dances and monthly comedy acts, karaoke, along with a 
jukebox, mega-touch video games, and an array of televisions to watch your favorite sports event.  A 
movable stage allows for great flexibility with all the activity this bar generates.  The grill serves made-
to-order meals along with an assortment of other items.  Built in 1978, this 4,500 square foot, well-
maintained building, is on three city lots totaling 19,200 square feet.  This business is located on one 
of the busiest streets in Douglas and offers a fantastic established business opportunity. 
 
The building has had significant improvements made to it by the current owners.  Exterior 
improvements include: moss-rock wainscoting, new gutters, guard rails, exterior security lights, and 
sign upgrades and repairs.  The interior improvements and upgrades include: a security system in bar 
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and liquor store which allows for off-sight surveillance, a new computer and software system with 
scanning equipment capable of accounting for inventory and customer accounting, new central air 
conditioning, a new compressor for the walk-in cooler, a completely new kitchen, and a TV projector 
system with large pull-down screen.  A complete list of all improvements made to the property can be 
found at the end of this brochure.  In addition to the liquor store, bar, and kitchen, the building also 
includes an office, storage room, janitor’s closet, and storage in the basement.  An 8’x 12’ storage 
shed is located on the north side of the property for additional storage. 
 
The package liquor store and drive-up window offers a huge variety of alcoholic beverages.  New 
products are continually added to the beverage inventory which makes the liquor store one of the best 
in Douglas.  The Waterhole averages the third highest retail sales in the Casper area mainly due to 
the large volume of repeat customers.   
 
The current owners have established a large following of loyal customers.  They also cater to the 
hunters during the fall hunting season and the many bikers on their way to the Sturgis Rally in August.  
Along with two other local liquor establishments, the Waterhole is on a three year rotation with the 
State Fair Board to hold the beer garden at the State Fair, a proven money-making event. 
 
The Waterhole holds a liquor license that will be sold with the business and transferred to the new 
owner.  Annual insurance costs are approximately $6,526 a year.  Monthly sales tax collected for the 
State of Wyoming is $4,562 on average. 
 

 
 

ZONING 
 

The property is currently zoned commercial. 
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COMMUNITY AMENITIES 
 
Douglas, Wyoming, population 5,288, offers all the desirable amenities of a traditional, rural Wyoming 
city with its small-town friendliness and atmosphere.  Douglas has an excellent K-12 school system, 
with a low student-to-teacher ratio; several banks, churches, 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. 
 
Douglas is located where the Oregon, Bozeman, and Mormon Trails criss-cross with the Pony 
Express route.  Douglas remained a small ranching community of about 2,000 until the late 1970s 
when coal, oil, and uranium production became a driving force in the economy.  The population 
escalated to 6,500 in the early 1980s, until these markets leveled off. 
 
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 
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. 
 
 

RECREATION 
 
The Douglas area has an abundance of wildlife including mule deer, whitetail deer, antelope, wild 
turkeys, ducks, geese, sage chickens and other upland game birds.  During the bird hunting season, 
the State of Wyoming offers a state-of-the-art bird farm, open to the public, which is located a few 
miles southwest of the property.  The North Platte River provides excellent fishing opportunities for 
trout, walleye, and catfish. 
 
Just 20 minutes away from Douglas 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, you can take advantage of 
all that Glendo Reservoir offers. 
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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.   
 
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 

 
 

UTILITIES 
 

The Waterhole had the following average monthly utility bills for 2009: 
 
  Electricity is provided by Pacific Power   $868 

Natural gas provided by SourceGas, LLC   $283 
Water, sewer & garbage is provided by Town of Douglas $182 
Television       $381 
Telephone         $55 

 
 

REAL ESTATE TAXES 
 

The total real estate taxes for 2009 were $1,312.35. 
 
 

OFFERING PRICE 
 

The Waterhole is currently being offered for $800,000 (Eight Hundred Thousand Dollars), all cash. 
 
The sellers shall require an all cash sale and reserve the right to effectuate a tax deferred exchange 
for all or part of the sale price, pursuant to Section 1031 of the Internal Revenue Code and 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.      All offers shall be: 
A. in writing; 
B. accompanied by an earnest money deposit check in the minimum amount of five 

percent (5%) of the purchase price; 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. 
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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. 

 
NOTES 

 
 
 
 
 
 
 

 
 

 
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.  



 
The Waterhole                                                                                                                                Page 8 

www.ClarkLandBrokers.com 

PROPERTY IMPROVEMENTS 
Exterior rock wainscot     Repaired all outside signs 
Gutters       Replaced Rex’s Waterhole panel 
Guard rails      Repaired interior exit signs 
Exterior security lights     Added coldest beer sign 
Interior security system in bar & liquor store  Drive-up window & shelf 
Insulation      Two Attic fans 
New carpet in bar     Vinyl windows in bar 
8 x 12 storage shed on property 
 
LIQUOR STORE IMPROVEMENTS 
Floor tile      Central air in liquor store 
Compressor on walk-in cooler    Slushie machine 
Wine & cheese cooler     Computer / cash register 
Shelves above walk-in cooler    Open sign 
 
BAR/LOUNGE IMPROVEMENTS 
New carpet      24 Red Bar Stools 
Floor tiles      Replaced countertop on bar 
Central air      Replaced top on five party bars 
Smoke system      42 Folding Chairs 
Ceiling tiles      Drop down table 
Computer/cash register     New foosball table 
Popcorn machine     Keg beer tapper 
Big screen television & stand    Freezer for mugs, glasses, pitchers 
Portable Stage      Nine televisions & holders 
Floor mats (behind bar)     Portable bar 
Moved ice machine & had cleaned   Shelf above back bar 
Folding chair storage / shelf    Coffee pot  
Bar glasses, mugs, shot glasses, wine glasses, ash trays 
 
KITCHEN IMPROVEMENTS 
New white cabinets & sink    Used range 
Used brown cabinets     New refrigerator / freezer 
Used freezer      New hood fan 
Three new fryers     Two George Forman grills 
Two used microwaves     Floor mat 
Roll about stand     Four big roasters 
Misc. kitchen utensils     Misc. pots & pans 
Crock pots      Two toasters 
Large coffee pot 
 
FRONT ROOM STORAGE 
New freezer      Used freezer 
Storage shelves      Used speaker system 
Holiday decorations 
 
OFFICE IMPROVEMENTS 
New computer desk & chair    Carpet 
Two cordless phones     Used Legal size file cabinets 
New copier      Television 
Calculator      Shelves 
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MISC. IMPROVEMENT ITEMS 
Used cash register     Four poker tables 
Three boxes of poker chips    Four small drink tables 
Portable ice cooler     Ice tub for beer 
Four used long tables     Used refrigerator 
 
2004 REPAIRS & IMPROVEMENTS 
Central air (bar)      Smoke system 
Carpet & floor tile     Insulation 
Gutters       Windows 
Storage shelves      Bar countertop & party bar countertops 
Lighted panels      Outside security lights 
Small storage shed     Exterior rock wainscot 
Drop down table 
 
2005 REPAIRS & IMPROVEMENTS 
Attic fan & additional wiring    Walk-in cooler compressor 
Central air & electrical (store)    Wireless internet 
Guard rails around building    Portable storage 
 
2005 EQUIPMENT & REPAIRS 
Microwave ............................................................................. $26.28 
Television ............................................................................ $132.30 
Attic fan & added wiring .................................................... $1,561.36 
Walk-in compressor .......................................................... $3,790.87 
Central air & electrical (store) .......................................... $10,156.43 
Misc small kitchen equipment .............................................. $314.95 
Slushie machine ............................................................... $1,950.00 
Wireless internet & connection ............................................. $614.42 
Touch screen/computer (store) ......................................... $3,666.39 
Television ............................................................................ $244.00 
Guardrails around building ................................................ $1,768.71 
Stage ............................................................................... $1,000.00 
 
2006 EQUIPMENT & REPAIRS 
Karaoke Equipment .......................................................... $1,500.00 
Window tint .......................................................................... $600.00 
Folding Chair ....................................................................... $416.64 
Hood Fan  ........................................................................... $267.75 

 
2007 EQUIPMENT & REPAIRS 
Kitchen  .......................................................................... $15,338.00 
Store computer / register .................................................. $4,477.02 
Television projector in bar for big screen ........................... $1,017.47 
Flat screen .......................................................................... $985.95 
Liz Lacato – change board sign ........................................... $125.00 
Two Televisions ................................................................... $209.98 
Paint kitchen & repair........................................................... $350.00 
Added Electrical circuits 
Sinks 
 
2008 EQUIPMENT 
Karaoke CDs      Lighted sign  
Large portable beer cooler    Mini van (to take customers home) 
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2009 EQUIPMENT 
Remodeled both bathrooms    Air purifier  
New carpet      More poker chips 
18 new bar stools     2 tables  
16 camera security system    8 chairs 
9 flat screen TVs and wall mounts   Wood shelves for top of portable beer cooler 
 
OTHER ITEMS INCLUDED IN SALE 
Ice freezer in liquor store    Two cash registers 
Shelving in liquor store     Cash register counter in liquor store 
Two small cabinets in liquor store   Metal shelf in liquor store 
Ten small tables in bar     Office desk & chair 
20 black bar stools     Storage closet shelves in office 
10 stacking chairs     Two white shelves in liquor store 
Cabinets in front store room    Shelves in basement 
Three metal shelves in front storage room 
 
Office 
Desk & chairs      Adding machine 
Calculator      Phone 
Hitachi TV / VCR     Bulletin board 
Security camera monitor & Samsung VCR  Round table 
Five drawer metal file cabinet    Two door wood cabinet 
Three drawer, one door metal cabinet   Metal desk and chair 
Safe       Three adjustable shelves 
Time clock      Mirror 
Outside signs      Outside board change sign 
Portable bar      Extra refrigerator 
 
Liquor Store 
Kenmore chest freezer     Manitowoe ice machine & ice scoop 
Plastic three shelf stand     GE chest freezer 
Two white wood shelves    Wine and cheese cooler 
Bunn slushie machine & stand    Open sign 
Two metal shelves     Cigarette display 
Metal counter      Microwave stand 
Small metal counter with drawer    Garbage can 
Bulletin board      Credit card machine 
Phone and charger     Chip hanger 
Bulletin board      Antique cash register 
Metal and wood shelving    Cash register 
Extra glasses, decorations, dishes etc.   Hood for above stove   
Dell computer, monitor, printer, amount display stand 
 
Bar 
Gibson freezer      Jager machine 
Dell cash register     Pizza oven 
Coffee pot      Beer keg 
Bar floor mats      Beer cooler behind bar 
Beer cooler      Four sinks 
Eight televisions     One flat screen 
One big screen television    One drop down screen & projector 
Five party bars      Eight small tables 
Four bar stools      36 barstools with backs 
18 black chairs      20 folding chairs 
Popcorn machine     Portable stage 
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OTHER ITEMS INCLUDED IN SALE (cont.) 
Bar Continued 
Big screen television stand    Karaoke equipment, speakers, CD’s 
Four poker tables     Four drink tables (for poker table) 
Cases of poker chips     Glasses, shot glasses, mugs 
 
Liquor Room 
All shelving      Step stool 
Dust buster      Two door cabinet 
 
Front Store Room 
Three (2) Door cabinets     Three (5) shelf shelving 
Two Frigidaire freezers     Two metal shelving units 
Two wood and metal shelving units   Extra light bulbs 
Two small roasters     Two large roasters 
Small fryer      Four crock pots 
Soup pots      Cash register 
Shovel       Ladder 
 
Kitchen 
Frigidaire refrigerator     GE stove 
Wood shelving      Cash register 
Cupboards      Sharp microwave and shelf 
Grill and fryer      Metal three basin sink 
Hand washing sink     Two (3) large plastic drawers 
Six (3) drawer plastic small    Garbage can 
Roller stand      Small fryer 
Misc. dishes etc.      Cleaning supplies 
Clock 
 
Basement 
Work Benches      Extra Mop Bucket 
 
ITEMS NOT INCLUDED IN SALE 
 
Office computer & printer    Three pool tables 
Three electronic dart boards    Juke box belongs to Juke Box Jack 
Foosball table 
Distributor lights/signs/clocks, in liquor store & bar 
Lights above pool tables belong to distributors 
Misc items hanging in bar belonging to others 
Pepsi cooler in liquor store belongs to Pepsi 
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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 Holl ister  
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 Rochlit z 
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. 
  



 
The Waterhole                                                                                                                                Page 14 

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.  



 
The Waterhole                                                                                                                                Page 15 

www.ClarkLandBrokers.com 

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 __________ 
 
 


