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TRUSTE%GENERATION :
, GENERATIONS,

Land... that’s where it all begins. Whether it is ranch land
or family retreats, working cattle ranches, plantations,
farms, estancias, timber or recreational ranches for
sale, it all starts with the land.

Since 1946, Hall and Hall has specialized in serving the
owners and prospective owners of quality rural real
estate by providing mortgage loans, appraisals, land
management, auction and brokerage services within a
unique, integrated partnership structure.

Our business began by cultivating long-term
relationships built upon personal service and expert
counsel. We have continued to grow today by being
client-focused and results-oriented—because while it
all starts with the land, we know it ends with you.

WITH OFFICES IN:

DENVER, COLORADO
EATON, COLORADO

HUTCHINSON, KANSAS
VALENTINE, NEBRASKA

STEAMBOAT SPRINGS, COLORADO
SUN VALLEY, IDAHO

TETON VALLEY, IDAHO
SHERIDAN, WYOMING

BILLINGS, MONTANA

BOZEMAN, MONTANA

MISSOULA, MONTANA

COLLEGE STATION, TEXAS
LAREDO, TEXAS

LUBBOCK, TEXAS
WEATHERFORD, TEXAS
TUTTLE, OKLAHOMA
ARCADIA, OKLAHOMA
CHARLOTTESVILLE, VIRGINIA

SALES | AUCTIONS | FINANCE
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Executive Summary

Copper City Ranch offers a rare opportunity to purchase a working ranch at an attractive price
point between the growing communities of Bozeman and Helena. The ranch’s 3,430+ contiguous
deeded acres include 1,000+ tillable acres for small grain production, improved grazing, or dry
land hay. The four-bedroom, four-and-a-half-bathroom owner’s residence and three log guest
cabins have all been newly constructed since 2022. A three-bedroom, three-bath residence with
attached 60°x110’ insulated, heated shop and equipment building is ideal for a manager or guests.
The ranch has been thoroughly improved with a new pond, corrals, fencing, asphalt ranch roads,
and water systems. Adjoining the deeded acreage are 3,281+ acres of BLM and 640+ acres of
state lands leased for grazing. The current carrying capacity is approximately 200 head with the
heaviest use in the spring. This is a move-in-ready ranch with long-term investment value in an
area of increasing amenities, just 34 miles from Bozeman and 64 miles from Helena.
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Location

The ranch is located in southwest Montana, between the growing community of Bozeman and
Helena. It is accessed from Highway 287, which follows the Missouri River from its headwaters
at Three Forks, Montana, toward Helena. The nearest towns are Three Forks (approximately
seven miles southeast) and Townsend (approximately 27 miles north). Both Three Forks and
Townsend are stable communities with approximately 2,000 residents, K-12 schools, and
various basic services.

The thriving cultural, retail, and service center of Bozeman, , is located approximately 34
miles to the east. Bozeman-Yellowstone International Airport, Montana’s busiest airport, is
approximately 26 miles from the ranch. Helena lies approximately 64 miles to the north. Three
Forks offers a paved and lighted 5,099’ x60’ airstrip at 4,080 feet in elevation with instrument
approaches, fuel, and hangar rentals.

Locale

Copper City Ranch lies on the south end of a broad agricultural valley that separates the
Elkhorn and Big Belt Mountains. The area is known for its agriculture, primarily hay production,
which is made possible by irrigation from the Missouri River. The Missouri and nearby Canyon
Ferry Reservoir attract anglers and boaters, and the surrounding mountains harbor trophy elk
and other big game.

Located seven miles southeast of the ranch, the town of Three Forks is named because it is
near where the Jefferson, Madison, and Gallatin Rivers converge to form the Missouri River.
The area is rich in Lewis and Clark history, and the nearby Missouri Headwaters State Park
includes the three forks of the Missouri National Historic Landmark, where the Lewis and
Clark Expedition camped in 1805. The abundance of trout fishing opportunities on these rivers
attracts fly fishers from across the country.
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Thirty miles east of Three Forks, Bozeman is southwest Montana's cultural, economic, retail,
and transportation hub. The Bozeman area has built a reputation as one of the most desirable
communities in which to live in the U.S. It combines a vibrant downtown with a strong business
community, an agricultural center, and Montana State University all set in a beautiful expansive
mountain valley that offers virtually every recreational amenity that one could ask for in an
inland location. It has attracted residents from all over the world, creating a diverse population.
Bozeman is a jumping-off point for skiers (both alpine and Nordic), anglers, hikers, climbers,
explorers, big game hunters, floaters, kayakers, and Yellowstone National Park visitors, to
name just a few. It has all the benefits of a resort community and a university town.

The Bozeman Yellowstone International Airport became the busiest airportin Montanain 2013.
The airport continues to grow and provides nonstop access to many of the major airports in
the U.S., including New York, Chicago, Atlanta, Houston, Minneapolis, Salt Lake City, Denver,
Seattle, and other west coast airports.

Nicknamed “the first city on the Missouri River”, Townsend is primarily an agricultural
community 27 miles north of the ranch. Townsend sits near the southern tip of Canyon Ferry
Lake which the Missouri River feeds. Canyon Ferry is Montana’s third largest body of water and
was formed by damming the Missouri River, which was completed in 1954. The lake is a popular
destination for boaters, anglers, and waterfowl.

Thirty-five miles north of Townsend is the state capital of Helena. Helena has a rich gold rush
history which contributed to the city’s prominent Victorian architecture. Helena is Montana’s
sixth largest city with a population of approximately 30,000 residents and 80,000 in the
greater Helena area.

© 2025 HALL AND HALL | WWW.HALLANDHALL.COM | INFO@HALLANDHALL.COM
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Acreage

The ranch is comprised of 7,351+ total acres (3,430+ deeded acres, 3,281+ BLM lease, and
640+ acres State lease). There are 1,000+ acres of non-irrigated cropland that have been
used for small grain production. In 2019 and 2020, the cropland was planted back to grass for
grazing.

LEASED
LAND SUMMARY

INSIVE GRAZING

Setien ExpPIRATION

ACRES

BLM CorrPeER CiTY ALLOTMENT #20284 5/15-10/15

2/28/2035

STATE LEASE #10061 640 115 1/1-12/31 2/28/2033
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Improvements

The ranch infrastructure and structural improvements have all been made since 2013, with
the majority since 2020. Newly constructed in 2022, the custom owner’s residence has four
bedrooms and four-and-a-half bathrooms on two levels. Three one-bedroom custom log guest
cabins, also completed in 2022, are nearby. A large pond is situated among the residential
structures, providing an attractive gathering spot during the summer.

© 2025 HALL AND HALL | WWW.HALLANDHALL.COM | INFO@HALLANDHALL.COM
— 8 —


http://www.hallandhall.com
mailto:info%40hallandhall.com?subject=

Another significant structure sited above the pond is a 60’x110’ shop building with an adjoining
2,160 * square foot ranch residence constructed in 2013. The residence features three
bedrooms and two-and-a-half bathrooms on one level, with an outdoor patio overlooking the
pond. The shop has concrete floors and is fully insulated. One-half of the building is heated
with propane overhead radiant heaters and used as a shop, while the other half is used for
equipment storage. A partition wall separates the two sections. At each end of the building,
there are dual electric overhead doors. The smaller door on both ends is 10’ wide, and the
larger door is 18’ wide by 16" high on the south end and 24’ wide by 16’ high on the north end.
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There are electric gates at the main ranch entrance off Highway 287 and at the southerly
entrance off Old Town Road. An asphalt drive leads from the main entrance to the owner’s
residence and from there south to the livestock facilities and the Old Town Road access.
Livestock facilities include a horse barn, outdoor riding arena, round pen, corrals with cattle
tub and loading chute, and horse paddocks.

[ii=

s

Additional ranch infrastructure includes new fencing, wells, and stock water systems. Heated
tanks are located where needed for winter livestock water. Like the residential structures, the
livestock facilities and infrastructure are newly constructed and thoughtfully designed, adding
efficiency and minimizing maintenance.
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Climate

The Copper City Ranch headquarters are between 3,800 to 4,000 feet in elevation. The area
experiences lighter snowfall than does the Gallatin Valley to the east, which makes it conducive
to winter grazing livestock. Climate data at Three Forks shows an average of 13 inches of rain
per year and 32 inches of snow per year. The average high temperature in July is 86 degrees,
and the average low in January is 13 degrees.
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General Operation

The ranch can be operated as a combination farm and cattle operation or maximized for cattle
by grazing the 1,000+ tillable acres, depending on the owner’s preference. Winter wheat has
been grown in the past, with yields typically in the 40 to 50 bushels per acre range. In other
years, triticale has been grown, and cattle have grazed on it throughout the growing season. In
2019 and 2020, the tillable acres were seeded to grass for grazing

The ranch has an excellent tenant lease in place through the 2025 grazing season, and the
owner highly recommends the tenant if the future owner desires to continue leasing the ranch.
The stocking rate varies seasonally, from 100 to 300 cow/calf pairs plus bulls. Most use is for
winter and spring grazing, with the pair numbers reduced during summer and fall. In normal
years, the range is open for most of the winter, which makes the ranch very conducive to winter
grazing.
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Wildlife Resources

Copper City Ranch has resident mule deer and antelope that are frequently seen throughout
the year, and trophy-quality bucks have been harvested. Elk are on the deeded acreage
occasionally and utilize the adjoining BLM acreage more frequently. Hungarian partridge are
also found on the ranch. The native range provides quality habitat for these hardy upland birds,
and the stock water systems provide necessary water. When planted to grain, Canadian geese
frequently utilize the grain fields in significant numbers. The Missouri River system attracts
migrating waterfowl throughout the season.

Water Resources

Groundwater wells provide livestock water on the ranch. There are six wells and four livestock
watering systems. Stock water is well distributed throughout the deeded acreage to enhance
grazing.

The north system has a 3,000-gallon cistern and a heated pumphouse. It serves four stock
tanks, with a heated stock tank for winter water at the pumphouse. This system services the
northerly deeded acreage as well as the state and BLM lease ground.

The new house system serves three stock tanks as well as the pond.

The south system, located at the working corrals, has a heated pumphouse, three stock tanks,
including a heated concrete tank in the corrals, plus horse waterers and a hydrant in the hay
barn.

The east system is a single well with a single heated water tank.
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Mineral Rights

A mineral search has not been conducted, so the ownership of the ranch's mineral rights is
unknown. The mineral rights owned by the seller will be transferred to the new owner .

Taxes

Annual taxes on Copper City Ranch are approximately $8,620.00.
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Broker's Comments

Copper City Ranch is scenic, productive, superbly well-improved, and maintained. What stands
out is the large number of contiguous acres and the price point in this desirable and growing
location between Bozeman and Helena. The ranch is set up for horses and cattle with quality
infrastructure in place. Proximity to the nearby communities of Three Forks and Townsend,
with Bozeman or Helena also within an easy drive, makes it attractive for a family, year-round
residence, and long-term investment.

© 2025 HALL AND HALL | WWW.HALLANDHALL.COM | INFO@HALLANDHALL.COM
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Click on map above for link to Land id™ map of property.

Price

$11,750,000

Information provided by Hall and Hall concerning real estate listed for sale is believed to be reliable but is not guaranteed
and should be independently verified by potential purchasers. Information is subject to change, withdrawal, or correction.
Hall and Hall makes no representations or warranties about the property or the accuracy or completeness of the information
concerning the property including, without limitation: that the actual square footage, measurements, acreage, zoning, tax
information, school district and other factors that may affect the value or use of the property may vary from that listed or
shown in maps or public records and may change; the property’s condition, income potential, or compliance with applicable
laws or regulations; that estimates of potential rents, income, expenses, and capitalization rates may not be achieved; that
some photographs of the property may be digitally enhanced; the legality or enforceability of any covenants, conditions
or restrictions that may affect the use any enjoyment of the property; and any changes in market conditions or the future
investment value of real estate listed for sale. Hall and Hall is not liable for any inaccuracies, errors, or omissions concerning
information about the property or losses that result from the use of this information. Information provided by Hall and
Hall concerning the property is not a substitute for inspections, surveys, title searches or other due diligence by potential
purchasers. Potential purchasers should performtheirowndue diligence including legal and financial review before purchasing.
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Additional Services Offered by Hall and Hall

MANAGEMENT SERVICES - Hall and Hall's Management Division has a very clear mission-to represent the
owner and to ensure that his or her experience is a positive one. Services are customized to suit the owner’s
needs. They often begin with the recruiting and hiring of a suitable ranch manager or caretaker and are followed
by the development of a management or operating plan along with appropriate budgets. Ongoing servicesinclude
bill paying, ranch oversight, and consulting services as needed. Even the most sophisticated and experienced
ranch owners appreciate the value of a management firm representing them and providing advice on local area
practices and costs. Jerome Chvilicek, Dan Bergstrom at (406) 656-7500, or Jim Fryer at (406) 587-3090 are

available to describe and discuss these services in detail and welcome your call.

RESOURCE ENHANCEMENT SERVICES - Increasingly the value of aranchis measured by the quality of each and
every one of its resources. Coincidentally, the enhancement of a ranch’s resources also increases the pleasure
that one derives from the ownership of a ranch. Our management services have included the assessment of
everything from wildlife habitat to bird habitat to water resources and fisheries and the subsequent oversight of
the process involved with the enhancement of these resources. Jerome Chvilicek, Dan Bergstrom at (406) 656-

7500, or Jim Fryer at (406) 587-3090 are available to describe and discuss these services in detail and welcome
your call.

AUCTIONS - Hall and Hall Auctions offer “Another Solution” to create liquidity for the owners of Investment-
Quality Rural Real Estate. Our auction team has experience in marketing farmland, ranchland, timberland and
recreational properties throughout the nation. Extreme attention to detail and complete transparency coupled
with Hall and Hall’s “Rolodex” of more than 40,000 targeted owners and buyers of rural real estate help assure
that there are multiple bidders at each auction. In addition, the unique Hall and Hall partnership model creates a
teamwork approach that helps to assure that we realize true market value on auction day. For more information

on our auction services contact Scott Shuman at (800) 829-8747.

APPRAISALS - Staying abreast of ancillary market influences in ever-changing economic conditions requires a
broad professional network to tap into. Finding an appraiser who not only understands the numbers but also the
differences in value from one area to another is a critical part of making an informed decision. The appraisal team
at Hall and Hall, formed entirely of Accredited Members of the American Society of Farm Managers and Rural
Appraisers (ASFMRA), has that critical network of brokers and lending professionals. This professional network
coupled with diverse experience across multiple regions and market segments allows our appraisal team to
deliver a quality product in a reasonable timeframe. Chad Dugger at (806) 698-6882 is available to describe and
discuss these services in detail and welcomes your call.

SPECIALIZED LENDING - Since 1946 Hall and Hall has created a legacy by efficiently providing capital to
landowners. In addition to traditional farm and ranch loans, we specialize in understanding the unique aspects
of placing loans on ranches where value may be influenced by recreational features, location and improvements
and repayment may come from outside sources. Our extensive experience and efficient processing allows us to
quickly tell you whether we can provide the required financing.

Competitive Pricing | Flexible Terms | Efficient Processing
Tina Hamm or Scott Moran « (406) 656-7500
Monte Lyons « (806) 438-0582
J.T. Holt, Alex Leamon or Brian McEntire - (806) 698-6882
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Understanding Whom Real Estate Agents Represent

Montana law requires that BUYER’s and SELLER’s be advised about the different types of agency
relationships available to them (MCA § 37-51-102 & 37-51-321). A real estate agent is qualified to
advise only onreal estate matters. Asthe client or as the customer, please be advised that you have
the option of hiring outside professional services on your own behalf (legal and tax counsel, home
or building inspectors, accountant, environmental inspectors, range management or agricultural
advisors, etc.) atany time during the course of atransaction to obtain additional information to make
aninformed decision. Each and every agent has obligations to each other party to a transaction no
matter whom the agent represents. The various relationships are as follows:

SELLER’s Agent: exclusively represents the SELLER (or landlord). This agency relationship is
created when a listing is signed by a SELLER/owner and a real estate licensee. The SELLER’s
agent represents the SELLER only, and works toward securing an offer in the best interest of the
SELLER. The SELLER agent still has obligations to the BUYER as enumerated herein.

BUYER'’s Agent: exclusively represents the BUYER (or tenant). This agency relationshipis created
when a BUYER signs a written BUYER-broker agreement with a real estate licensee. The BUYER
agent represents the BUYER only, and works towards securing a transaction under the terms and
conditions established by the BUYER and in the best interest of the BUYER. The BUYER agent has
obligations to the SELLER as enumerated herein.

Dual Agent: does not represent the interests of either the BUYER or SELLER exclusively. This
agency relationship is created when an agent is the SELLER’s agent (or subagent) and enters
into a BUYER-broker agreement with the BUYER. This relationship must receive full informed
consent by all parties before a “dual-agency” relationship can exist. The “dual agent” does not
work exclusively for the SELLER or the BUYER but works for both parties in securing a conclusion
to the transaction. If you want an agent to represent you exclusively, do not sign the “Dual Agency”
Disclosure and Consent” form.

Statutory Broker: is alicensee who assists one or more of the parties in atransaction, but does not
represent any party as an agent. Alicensee is presumed to be acting as a “statutory broker” unless
they have entered into a listing agreement with the SELLER, a BUYER-broker agreement with the
BUYER, or a dual agency agreement with all parties.

In-House SELLER Agent Designate: is a licensee designated by the broker- owner/manager (of
the real estate brokerage) to be the exclusive agent for the SELLER for a specific transaction in
which the brokerage has the property listed and the BUYER is working directly through the same
brokerage also. This agent may not act on behalf of any other member of the transaction and works
for the benefit of the SELLER, but still is obligated to the BUYER as any SELLER’s agent would be.

In-House BUYER Agent Designate: is a licensee designated by the broker- owner/manager (of
the real estate brokerage) to be the exclusive agent for the BUYER for a specific transaction in
which the brokerage has the property listed and the BUYER is working directly through the same
brokerage also. This agent may not act on behalf of any other member of the transaction and works
for the benefit of the BUYER, but still obligated to the SELLER as any BUYER’s agent would be.

Subagent: is an agent of the licensee already acting as an agent for either the SELLER or BUYER.
A “SELLER agent” can offer “subagency” to an agent to act on his behalf to show the property and
solicit offers from BUYER’s. A “BUYER agent can offer “subagency” to an agent to act on his behalf
to locate and secure certain property meeting the BUYER's criteria.

B ELFLAND of Hall and Hall is the exclusive agent of the Seller.
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