Clark & Associates Land Brokers, LLC
736 South Main Street • P. O. Box 47 • Lusk, WY 82225 • Office: (307) 334-2025 • Fax: (307) 334-0901

Presents

NICHOLS HORSE RANCH
Pinedale, Sublette County, Wyoming

Listing Price: $7,950,000
Address: 620 E Fork Big Sandy Road
Location: Pinedale, WY

Zoning: none
Size: 3,850 acres
Taxes: $6,560

Property Features: The Nichols Horse Ranch consists of 3,610 deeded acres and 240 State
of Wyoming lease acres for a total of 3,850 acres located 100 miles south of Jackson, Wyoming.
The improvements at the headquarters include a beautiful, custom-built 3,911 sq. ft. home with
four bedrooms, 3½ bathrooms and a deck with views of the Wyoming Mountain Range. There is
an unattached, oversized shop and a large hay storage shed. The 2,600 sq. ft. horse barn
includes a luxurious one bedroom, one bathroom apartment, stalls and runs with automatic
waterers, and numerous loafing sheds. Horse facilities are pipe and continuous panel with two
steel arenas and a round pen. The owners have historically run 60 head of horses, mares and
colts along with 200 cow/calf pairs year-round. Two Zimmatic pivots irrigate 136 acres of highquality grass/alfalfa hay and there is 525 acres of flood-irrigated native grass hay. The ranch
produces adequate, high-quality hay to winter horses and livestock as well as allowing for
premium hay sales nationwide. There are two sets of cattle working facilities which are easily
accessible for gathering, shipping and turn-out. Those improvements include a covered alley and
hydraulic squeeze chute with a functional set of pipe pens, outbuildings and livestock scale. This
scenic ranch is located at the foot of the Wind River Mountain Range with views to the west of the
Wyoming Mountain Range. The Nichols Ranch offers exceptional antelope hunting and trout
fishing, along with other hunting opportunities for elk and deer.
For additional information or to schedule a showing, please contact:

Scott Leach – Associate Broker, REALTOR®
Cell: 307-331-9095

E-mail: scott@clarklandbrokers.com

Licensed in WY, NE, SD, CO & MT

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.

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.
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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.

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 Transaction
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
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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.
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 Intermediary.
WHEN ACTING AS THE AGENT FOR ONE PARTY (EITHER BUYER 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 REPRESENT THE BUYER OR THE SELLER
AND WILL NOT OWE EITHER PARTY THOSE FIDUCIARY DUTIES.
HOWEVER, THE
INTERMEDIARY MUST EXERCISE REASONABLE SKILL AND CARE AND MUST COMPLY WITH
WYOMING LAW. AN INTERMEDIARY IS NOT AN AGENT OF ADVOCATE 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 ITSELF, SHALL NOT CONSTITUTE A
CONTRACT OR AGREEMENT WITH THE BROKER OR HIS/HER FIRM. 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 QUESTIONS ABOUT THIS NOTICE OR ANY
DOCUMENT IN A REAL ESTATE TRANSACTION, CONSULT LEGAL 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 ___________________________________
Signature

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 __________
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