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DETAILED ANALYSIS  

PROPOSED LAND EXCHANGE  OF 680± ACRES 

CROOK COUNTY, WYOMING  

AUTHORITY:  
 

W.S. §§ 36-1-107; 36-1-110; 36-1-111   

 

Wyoming Board of Land Commissionersô Rules and Regulations, Chapter 26, Section 5 

 

Trust Land Management Objectives adopted by the Wyoming Board of Land Commissioners, August 11, 2005. 

 

PROPOSAL: 
 

The Director of the Office of State Lands and Investments (OSLI) has determined the subject parcels of State 

Trust Land may be suitable for exchange. The land was nominated by Ericsson Corporation (Ericsson) on 

September 1, 2012 and Two Y Ranch, LLC (Two Y) on November 14, 2012. On December 5, 2012, the Director 

combined the two nominations into one proposal and moved the parcels to the Category II Disposal List and the 

Category II Acquisition List in accordance with Wyoming Board of Land Commissionersô Rules and Regulations 

(Boardôs Rules).  

 

Ericsson proposes to dispose of 640± acres of its deeded land in exchange for acquisition of 640± acres of State 

Trust Lands. Two Y proposes to dispose of 40± acres of its deeded land in exchange for acquisition of 40± acres 

of State Trust Lands. Collectively, this proposed exchange consists of 680± acres of deeded land and 680± acres 

of State Trust Lands in Crook County, Wyoming. As further described in the appraisal section below, the Ericsson 

parcels as well as the Two Y parcel all appraise at a higher value than the State Parcels contemplated in this 

exchange.   

 

Existing rights held by the State of Wyoming are 100% of the surface estate and 100% of the mineral estate. 

The proposed transaction will dispose of the surface estate only. The State of Wyoming will retain all mineral 

rights.    

 

The exchange proposal, if completed, will create beneficial State Trust Land surface ownership that enhances 

administrative and grazing management access which is currently unavailable.  Further, it places lands with higher 

productive capacity into State of Wyoming ownership, resulting in a higher value of the Stateôs trust land corpus 

as well as higher annual revenues to the Stateôs trust beneficiaries.  Ericsson, as well as Two Y wish to enhance 

access as well as the manageability of their deeded lands as a result of this proposed exchange. 

 

The application letters are attached as Exhibit ñAò. 

 

SUBJECT PROPERTY DESCRIPTIONS: 

 
The parcels are located in Crook County, Wyoming, and are approximately sixteen miles northeast of Hulett, 

Wyoming, along the Belle Fourche River, north of County Road 80 (Mona Road). Maps and photos are 

attached as Exhibit ñBò.   

 

State Trust Land for Disposalðtotal of 680 acres: 
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Section 14, Township 56 North, Range 63 West, of the 6th P.M. NW1/4 & W1/2 W 1/2 NE1/4 

(200 acres) 

 

Section 15, Township 56 North, Range 63 West, of the 6th P.M. SW1/4, NE1/4, S1/2 NW1/4, 

NW1/4 NW 1/4 & NE1/4 NW1/4 (480 acres) 

 

   

 

Ericsson deeded land for Acquisition-total of 640 acres: 

 

Section 3, Township 56 North, Range 63 West, of the 6th P.M.  E1/2 E 1/2 (160 acres) 

Section 10, Township 56 North, Range 63 West, of the 6th P.M. SE1/4 (160 acres) 

Section 11, Township 56 North, Range 63 West, of the 6th P.M. N1/2 (320 acres)  

 

                                                                         

Two Y Deeded land for Acquisition-total of 40 acres: 

  Section 10, Township 56 North, Range 63 West, of the 6th P.M. SE1/4 SW1/4 (40 acres)   
 

Total proposed disposal of State Trust Lands:       680 acres±  

Total proposed acquired Deeded Lands:         680 acres± 

Net difference in acreage:    0 acres±   

 Fund:  CS- Common School 
 

PROPERTY INFORMATION:  

 
State Trust Lands  

The Belle Fourche River meanders through the majority of the parcels giving way to low lying flood plains and 

rolling hills.  There is open meadow along the river in the southwest corner and across much of the north side of 

the property.   The vegetation on the parcels is largely native meadow and upland species with pockets of 

ponderosa pine present.  

The State Trust Lands were granted to the State of Wyoming by the Federal Government under the Act of 

Admission of July 10, 1890, and Sections 2275 and 2276 of the Revised Statutes of the United States as shown 

in Clear Lists 2, 3 and 5 of the Sundance Land District. 

  

  

Ericsson Lands  

The Belle Fourche River is the predominant feature of this property. The topography quickly rises above the 

river banks to level meadows in Sections 3 (north parcel) and 11 (center or east parcel). There is a cliff with 

rock outcrops on the northeast of Section 11. The southwest parcel, Section 10, is mainly a gently sloping hay 

meadow elevated above the river which is to the northeast. A rolling hill with steep slopes and trees is located in 

the northwest corner of Section 10 along with a fringe of trees and steep slopes on the southwest edge of that 
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area in Section 10. The topography in Section 3 (the north parcel) rises quicker from the river bed to hills and 

rough terrain on the north end.  

 

Two Y Lands  

 

This parcel consists of rolling hills with steep slopes and trees along the south and west sides and open meadow 

in the middle and north portions.  A portion of the south side and the west side has timber. The tract is not 

believed to currently have any significant marketable timber. 

 

 

Maps and photos are attached as Exhibit ñBò.  

  

 

 

IMPROVEMENTS:  

 
There are no dwellings, buildings, or shops on any of the parcels. Land improvements consist of partial fencing 

that is primarily woven wire with 3 barbed wires on native posts. However, the fencing does not appear to 

follow property lines or completely surround the properties.  

 

State Trust Lands: Set of Corrals on the South side of Belle Fourche River. One eighth of a mile of four wire 

barb fencing with a gate. 

 

Ericsson Lands: No land improvements.  

 

Two Y Lands : No land improvements. 

 

WATER RIGHTS : 

 
A review of the records maintained by the Wyoming State Engineerôs Office reflect water rights appurtenant to 

specific State Trust Land parcels. Specific parcel water right information is available for public review at the 

Wyoming State Engineer's Office or on the Wyoming State Engineer's Office website.  

 

State Trust Lands: No water rights found. 

  

Ericsson Lands: A spring draw reservoir, Blake No. 3, exists in tract 2 (P323.OS) with a September 25, 1953 

date of appropriation with the right owner listed as Mary A More Trust.  

 

Two Y Lands: No water rights found. 

 

Existing water rights are to be conveyed in the proposed transaction. Surface ownership of this property is 

subject to W.S. § 36-9-119: "Nothing in this act [Sale of State Lands] shall be construed so as to impair the 

rights of any ditch company, or any person owning any ditch or ditches, on or passing through any of the lands 

included herein." 
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All water rights or permits on these parcels should be verified with the Wyoming State Engineerôs Office for 

final verification of allowed use. Failure to exercise a water right, for five years, when water is available, may 

constitute grounds for forfeiture of said water right. 

 

 

 

GRAZING  AND AGRICULTURAL  LEASES: 

 
State Trust Lands:  
 

The current Grazing and Agricultural Lease (No. 2-5308) is issued to Two Y Ranch, LLC (N1/2 Section 14 and 

the W1/2 and NE1/4 of Section 15, Township 56 North, Range 63 West, of the 6th P.M.) and is set to expire on 

February 1, 2019.  Lease No. 2-5308 consists of 2,221.21 acres and a rated carrying capacity of one thousand 

three hundred seventy-nine (1,379) Animal Unit Months (AUMs).  The whole of Lease No. 2-5308 returns an 

annual consideration of $36,588 ($26.53/AUM x 1,379 AUMs = $36,588).  

 

Specific to the State Trust Land parcels proposed in this exchange, annual returns are $5,928 ($26.53/AUM x 

228 AUMs= $5,928).  

 

Lease No. 2-5308 received a conflicting bid during its renewal period in 2008 of $26.53 per AUM per year.  

The conflicting bid was accepted and approved by the Board on December 11, 2008, setting the rate at $26.53 

per AUM per year for the term of the lease.  The rate for Lease No. 2-5308 will revert to the minimum grazing 

fee as established by the Board upon its renewal on February 1, 2019 should another conflicting bid not be 

received. 

 

See Exhibit " C" for lessee comments and grazing lease. 

 

Ericsson Lands: 

 

No Grazing Leases 

 

Two Y Lands: 

 

No Grazing Leases 

 

These tracts will be exchanged subject to the existing Grazing and Agricultural Leases; these Leases shall 

be assigned to each respective new owner of the property after the exchange. 

 

 

MINERAL RIGHTS/LEASES:  

 
The State of Wyoming owns all mineral rights on the State Parcels and will retain these mineral rights upon 

surface disposal.  
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ANNUAL TAX LOAD:  

 
The subject Trust property is owned by the State of Wyoming, and is not currently subject to ad valorem 

taxation. Upon disposal, the property will be assessed and taxed by Crook County, and all taxes shall be the 

responsibility of Ericsson and Two Y.  

 

According to the Crook County Assessor's Office, real estate is valued using a market value system and the 

taxes are calculated based on nine and one-half percent (9.5%) of the assigned value of the property times 

.0615. Therefore, if the property is valued at nine hundred forty-eight thousand dollars ($948,000.00), the 

estimated annual ad valorem tax would be five thousand, five hundred thirty-eight dollars and sixty-nine cents 

($5,538.69).   

 

State Parcels (added to tax rolls): 

 

Market Value $948,000.00  

Assessed Value $90,060.00 9.5% assessment 

Estimated Tax $5,538.69 0.0615 mill levy 

 

Exchange Parcels (removed from tax rolls): 

 

Market Value $992,000.00  

Assessed Value $94,240.00 9.5% assessment 

Estimated Tax $5,795.76 0.0615 mill levy 

 

Agricultural land may be valued by the County Assessor on a productivity basis rather than actual market price. 

In that case, the taxes would be significantly less, but that decision is left to the County Assessor. 

 

 

 

EASEMENTS, ACCESS, HAZARDS: 
 

State Trust Lands: 

 

Sections 14 and 15, T56N, R63W (W2 NW4 and the NE4 NW4 of Section 14, S2 NE4, W2 NE4, NE4 

NW4, SW4 NE4, and the E2 NW4 Section 15) Easement-08781 roadway for multiple ranch dwellings, 

commercial, agricultural and ranching purposes. See Exhibit ñEò for copy of Easement.  

 

Section 15, T56N, R63W (SW4 NE4 and NW4) Easement-08371 roadway for a single family dwelling, 

agricultural and ranching purposes. See Exhibit ñEò for copy of Easement. 

 

Ericsson Lands: 

 

None. 

  

Two Y Lands:  

 

 None. 
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No obvious hazardous materials or environmental concerns were noted during inspections of the property by the 

appraiser.  The land has not been developed, nor is there historical documented use for any use that would 

knowingly subject the land to hazardous materials, or which would create environmental concerns.  

 

SPECIAL USE LEASES: None. 

 

TEMPORARY USE PERMITS:  None. 

 

FLOOD ZONE AND ZONING DESIGNATIONS:  
 

Flood Zone: No Federal Emergency Management Agency map has been developed for this area; therefore, 

flood zone risks are unknown. 

 

Zoning: All of the parcels are not zoned. There is no zoning in Crook County outside of the municipalities. 

Crook County does have a Land Use Plan but it does not currently include zoning. 

 

 

FOREST PRODUCTS:  

 
The Wyoming State Forestry Division evaluation is attached as part of Exhibit " F."  On the Ericsson land there 

are some scattered pine trees at the north and south ends of the hay meadow in Section 10 and along the 

drainages at the north end of the Property in Section 3. Some cottonwood trees are located along the river in 

Sections 3 and 11. The tract is not believed to have any significant marketable timber.  

 

WILDLIFE HABITAT AND WILDLIFE -ORIENTED RECREATIONAL 

OPPORTUNITIES LOCATED ON THE PARCELS:  

 
The Wyoming Game and Fish Department (the Department) evaluated the subject property in terms of wildlife 

and wildlife habitat.  The Department notes that the proposed land exchanges are overlapped by various big 

game winter ranges. The Ericsson exchange includes crucial winter-yearlong range for white-tailed deer, and 

winter-yearlong range for elk and mule deer. The Two Y exchange also includes winter-yearlong range for elk 

and mule deer. The proposed land exchanges will likely have no significant impact to wintering big game as no 

surface disturbance is being proposed at this time. Additionally, the proposed exchanges are not expected to 

result in a net increase or decrease in public access. They also noted they have no aquatic concerns pertaining to 

these land exchanges. The evaluation letter from the Department is attached as part of ñExhibit F.ò 

 

 

CULTURAL RESOURCES AND PUBLIC RECREATIONAL OPPORTUNITIES 

LOCATED ON THE PARCELS:  

 
The Department of State Parks and Cultural Resources (State Parks) evaluated the subject property in terms of 

public recreation, cultural resources, and historical significance. They have no recommendations at this time.  

The evaluation letter from State Parks is attached as part of ñExhibit F.ò 
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APPRAISED VALUE:  

 
Robert L. Zabel a Wyoming Certified General Real Estate Appraiser has completed an appraisal of the subject 

properties per instructions from OSLI. The effective date of the appraisal was September 13, 2013 for State 

Trust Lands, Ericsson Lands and Two Y Lands. The appraiser was instructed to estimate the current market 

value of the fee simple interest for the parcels, excluding the mineral estate and assuming legal public access.  

 

OPINION OF VALUE:  the Board will use the appraised values below, with the acreages as granted by 

Patent at the Act of Admission of 1890. 

 

Based on the inspection, available market data and analyses, assumptions, limiting conditions, and the 

certifications, the appraiser's estimated opinion of market value for the defined property rights with an effective 

date of September 13, 2013 is: 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

        

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

State Trust Lands 

640 Acres of State Trust Land at $1,300.00 per acre 

 

$832,000 

Eight Hundred Thirty Two Thousand Dollars 

 

And 

 

40 Acres of State Trust Land at $2,900 per acre 

 

$116,000 

One Hundred Sixteen Thousand Dollars 

 

 

 

 

Ericsson Lands 

640 Acres of land owned by Ericsson Corporation at $1,400 per acre 

 

$896,000 

Eight Hundred Ninety Six Thousand Dollars 

Two Y Lands 

                          40 Acres of land owned by Two Y Ranch, LLC at $2,400 per acre 

 

$96,000 

                                                       Ninety Six Thousand Dollars 

 

 

 

 

                                                              Ninety Six Thousand Dollars 
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OSLI has reviewed the appraisal and concurs with the methods used and estimated market values. The 

difference in value between the Ericsson /Two Y parcels and the State Parcels is attributable to the 135 acres of 

improved dry land hay meadow on the Ericsson deeded land. There is no hay meadow on the State Parcels. 

  

The appraisal, comparable sales information, maps, photographs and related information as well as the appraisal 

review completed by OSLI, are available upon request. 

 

INCOME GENERATING POTENTIAL:  

 
Pursuant to the Board of Land Commissioners' Rules and Regulations, Chapter 26, the Detailed Analysis shall 

include an estimate of the income generating potential of the subject property: 

 

The State Parcels have a grazing lease rated at 228 AUMôs or .33 AUM/Acre. In 2015, the rental on the parcels 

proposed in the exchange was $5,928.00 per annum.  

 

The Ericsson and Two Y parcels are estimated to have 567 AUMôs or .83 AUM/Acre at $26.53 per AUM. 

Based on the 2015 AUM rental, the annual revenue generated by the grazing lease is anticipated to be 

approximately $14,742.00, resulting in an increase of annual revenue of $8,814.00 for the remaining term of the 

lease. 

 

 

ANTICIPATED APPRECIATION OF THE PARCELS AS REAL ESTATE ASSETS  
 

All parcels are located in close proximity and contain similar characteristics. The area is rural with little, if any, 

development pressure. OSLI has concluded from all available data that the parcels exhibit similar appreciation 

potential. Appreciation would likely be in the low range of the USDA Agricultural Land Values, Pasture Values 

per acre, and will likely appreciate between 4.43% and 6.14% per year.  

 

 

TRUST LAND MANAGEMENT OBJECTIVES:  

 
In 1997, Wyoming Session Laws Chapter 200, section 3(a)(i) the Wyoming Legislature declared that trust land 

should remain a substantial component of the trust portfolio, managed under a total asset management policy, 

and with a focus on protecting the corpus for multiple generations. Subsequently, the Board adopted criteria for 

evaluation of land exchanges, sales, acquisitions, and long-term leases--collectively called Trust Land 

Management Objectives (TLMO), on August 10, 2005. A proposal need not meet all objectives, but all 

objectives are considered by the Board which has the sole discretion in determining how to best manage State 

Trust Lands. 

 

 

Trust Land Management Objectives: 

¶ To better meet the beneficiaries short and/or long term needs 

¶ Improve the manageability of land assets 

¶ Meet a specific school and/or community need 

 

 

A summary of key points considered in this transaction evaluation are outlined below: 
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Better meet the beneficiariesô short and/or long term objectives: 
 

The exchange would benefit the short term objectives by allowing the State of Wyoming to acquire productive 

hay lands in exchange for native rangeland. The revenue from a grazing lease would be improved by the 

exchange and improve the manageability of the assets. 

  

Improve the manageability of the land asset: 
 

This exchange would connect the N1/2 of Section 11 to Section 2. Currently, the only access from Section 2 to 

Section 12 is through corner crossing from the Southeast corner of Section 2 to the Northwest corner of Section 

12. The exchange would also provide additional administrative access through an easement that is appurtenant 

to the land.  

 

Meet a specific school and/or community need: 
 

The exchange does not appear to meet a specific school or community need. 

 

 

CONCLUSION:  
 

 

This proposed exchange meets the Trust Land Management Objectives by improving the investment return of 

State Trust Land. According to the appraised values that were obtained in 2013, the value of the Common School 

Land corpus will be increased by $44,000, as well as increasing the annual grazing lease revenue should the 

exchange occur.  

This proposed exchange also meets the Trust Land Management Objectives by improving manageability. 

Whereas this proposed exchange would connect the N1/2 of Section 11 to Section 2. Currently, the only access 

from Section 2 to Section 12 is through corner crossing from the Southeast corner of Section 2 to the Northwest 

corner of Section 12. (See attached map).  

This Detailed Analysis has been prepared and distributed to the public in accordance with Board of Land 

Commissioners Rules and Regulations. It is electronically available on OSLIôs website as well as in hard copy in 

Office of State Lands and Investments in Cheyenne, Wyoming. Hard copies are also available for public viewing 

at the Crook County Libraries in Sundance, Moorcroft, and Hulett as well as the Crook County Clerkôs Office.   

As required by the Board Rules, a public hearing will be conducted in Crook County during the thirty (30) day 

comment period. The date, time and location of the public hearing will be advertised on OSLIôs website for thirty 

(30) days prior to the hearing.  
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LIST OF EXHIBITS:  

 

 

ñAò Cover Letter and Land Sale Application  

 

ñBò  Subject Property Photos and Maps 

 

ñCò Lessee Comment Forms 

 

ñDò Grazing Lease 

 

ñEò     Easements 

 

ñFò State Agency Evaluation Letters 
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