
                                                                                                              
                                                                            
                                                                           

 

 
STAFF REPORT 

KETCHUM PLANNING AND ZONING COMMISSION 
MEETING OF MARCH 26th, 2024 

 
PROJECT:   Bigwood Clubhouse  

 
FILE NUMBER:   P24-007 
 
APPLICATION:  Pre-Application Design Review  
 
PROPERTY OWNER:  Bigwood Property Owners Association  
 
ARCHITECT:   Scott Prentice 
 
LOCATION:  105 Clubhouse Dr  

(Block 19 Bigwood Subdivision) 
 
ZONING:   Recreation Use (RU) 
 
OVERLAY:   None  
 
REVIEWER:   Adam Crutcher, Associate Planner 
 
NOTICE:  As a courtesy, a public meeting notice for the project was mailed to all 

property owners within 300 feet of the project site and all political 
subdivisions on March 6, 2024. The notice was published in the Idaho 
Mountain Express on March 6, 2024. A notice was posted on the project 
site on March 19, 2024 and the city’s website on March 11, 2024. 

 
EXECUTIVE SUMMARY  
The applicant has submitted a Pre-Application Design Review for the development of a new clubhouse 
building at Block 19 within the Bigwood Subdivision (the “subject property”). The subject property is 
zoned Recreation Use (RU) and contains an existing clubhouse which is proposed to be demolished as 
part of the project. The subject property is also located within the Bigwood PUD which received 
approval on August 15, 1985. The existing clubhouse building was approved in 1987 and is 
approximately 5,000 square feet. The proposed clubhouse building aims to reduce the size of the 
clubhouse and is approximately 1,800 square feet. No change is proposed to the existing parking or 
sports courts, with minor renovations of the pool and pool decking. 
 
The project is subject to Pre-Application Design Review pursuant to Ketchum Municipal Code 
§17.96.010.D.1. Pre-Application Design Review is an opportunity for the Planning and Zoning 
Commission to give the applicant feedback on the proposed project. This preliminary review allows the 
Commission to ask questions, identify code compliance issues or design concerns, and provide 
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recommendations to the applicant. Design Review is required for the development of nonresidential 
buildings pursuant to Ketchum Municipal Code §17.96.010.A.1.  

 
Figure 1. Subject Property location 

 
BACKGROUND 
Bigwood DA & PUD  
The Bigwood PUD and Development Agreement (“DA”) were approved, with conditions, in 1985, to 
annex the property containing the present day Bigwood Golf Course and neighboring residential lots, 
within the City limits. The Bigwood Annexation, Services and Development Agreement identified 
allowed uses on each block within the Bigwood subdivision. The development permitted on Block 19 is 
a recreation center with a variety of allowed uses inside the building including, “a tennis pro shop, a 
community recreation room, property management areas, lock rooms, showers, restroom facilities, 
food and beverage service which shall be limited to the hours of golf course operation, except for 
Bigwood Property Owners Association uses or functions.” The proposed building includes restrooms, 
changing rooms, storage, and a recreation/clubhouse room. All of the proposed uses align with the 
allowed uses in the DA, therefore not requiring any amendment to the PUD or DA documents. 
 
Process to Date 
The Planning and Building Department received the Pre-Application Design Review application on 
January 29, 2024. The application was reviewed and scheduled for hearing on February 28, 2024 after 
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one round of review. As of the date of this staff report, all department comments have been resolved 
or will be addressed upon submittal of a design review application. 
 
Analysis  
Per KMC 17.96.050.A Criteria. The Commission shall determine the following before approval is given 
for design review:  

1. The project does not jeopardize the health, safety or welfare of the public. 
2. The project generally conforms with the goals, policies, and objectives of the adopted 

comprehensive plan. 
3. The project conforms to all applicable standards and criteria as set forth in this chapter, this 

title, and any other standards as adopted or amended by the City of Ketchum from time to 
time. 

 
Staff found criteria #1 & #2 were met as the proposal meets the uses detailed in the Open Space, Parks 
and Recreation category of the Future Land Use Map. This category speaks to “Public and private open 
space, trails, park, and golf courses” as appropriate primary uses and “public utilities or facilities” as 
appropriate secondary uses. The proposed development contains restrooms for golf course users and 
is primarily a private recreation center/park for residents of the Bigwood PUD. 
 
Staff also found criteria #3 meet through their review of the project against design review criteria as 
well as dimensional standards for the RU zoning district. In staffs review of the design review 
standards, the project demonstrated compatibility of design with surrounding residences through the 
use of natural materials (wood and stone) as well as the inclusion of a pitched roof. Staff also found 
the use of gable roof ends, windows used throughout the building, and the covered patio/seating area 
to provide defining architectural features and reduce the appearance of flatness. 
 
Staff identified the following items which will need to be included upon submitting of a final design 
review application: 

• Include proposed exterior lighting 
• Verify height of deck encroaching into rear yard setback 
• Include landscape plan with proposed species 
• Identify proposed snow storage areas 
• Verify building height measurement from proposed/existing grade  
• Include all setback and building coverage calculations on plans 

 
 
As stated above, staff did not identify any code compliance issues and found the project to meet 
applicable design review criteria as proposed.  
 
Attachments:  

A. Bigwood Clubhouse Project Plans 
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 Pre-Application Design Review 
Submit completed application and documentation to planningandzoning@ketchumidaho.org.If you have questions, please contact the 
Planning and Building Department at (208) 726-7801. Design Review criteria, zoning regulations, and development standards are 
specified in Title 17 of Ketchum Municipal Code, which may be viewed by clicking the link here.  You will be contacted and invoiced once 
your application package is complete. 

The Applicant agrees in the event of a dispute concerning the interpretation or enforcement of the Design Review Application in which the city of Ketchum 
is the prevailing party, to pay the reasonable attorney fees, including attorney fees on appeal and expenses of the city of Ketchum. I, the undersigned, certify 
that all information submitted with and upon this application form is true and accurate to the best of my knowledge and belief. 

________________________________________________________________________________________________________ 

Signature of Owner/Representative      Date 

   OFFICIAL USE ONLY 
File Number: 
Date Received: 
By: 
Pre-Application Fee Paid: 
Design Review Fee Paid: 
By: 

APPLICANT INFORMATION 
Project Name: Phone: 
Owner: Mailing Address: 
Email: 
Architect/Representative: Phone: 
Email: Mailing Address: 
Architect License Number: 
Engineer of Record: Phone: 
Email: Mailing Address: 
Engineer License Number: 
Primary Contact Name and Phone Number: 
PROJECT INFORMATION 
Legal Land Description: Street Address: 
Lot Area (Square Feet): Zoning District: RPK #: 
Overlay District: ☐Floodplain        ☐ Avalanche ☐Mountain ☐None
Type of Construction:     ☐New ☐Addition ☐Remodel ☐Other
Anticipated Use: Number of Residential Units: 
GROSS FLOOR AREA 

Proposed Existing 
Basements Sq. Ft. Sq. Ft. 
1st Floor Sq. Ft. Sq. Ft. 
2nd Floor Sq. Ft. Sq. Ft. 
3rd Floor Sq. Ft. Sq. Ft. 
Mezzanine Sq. Ft. Sq. Ft. 
Total Sq. Ft. Sq. Ft. 
FLOOR AREA RATIO 
Community Core: Tourist: General Residential-High: 
BUILDING COVERAGE/OPEN SPACE 
Percent of Building Coverage: 
DIMENSIONAL STANDARDS/PROPOSED SETBACKS 
Front: Side: Side: Rear: 
Building Height: 
OFF STREET PARKING 
Parking Spaces Provided: Curb Cut:  Sq. Ft.   % 

P24-007
1/29/24
HLN
$3300

mailto:planningandzoning@ketchumidaho.org
https://library.municode.com/id/ketchum/codes/code_of_ordinances?nodeId=TIT17ZORE
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PRE-APPLICATION DESIGN REVIEW SUBMITTAL CHECKLIST 
 
A Pre-Application Design Review submittal shall include the materials listed in the following table in 
digital format. Please fill out the checklist in the table below and include the sheet number(s) where 
the required submittal material may be found in the project plan set. The applicant may elect to 
provide more details, additional plan sheets, and other supplemental materials not listed in the 
checklist at their discretion.  
 

PRE-APPLICATION DESIGN REVIEW SUBMITTAL CHECKLIST  
Submitted 

by 
Applicant 

Plan  
Sheet 

Number(s) 

 
Pre-Application Required Materials 

☐ N/A 

Project Narrative: A project narrative describing the approach and 
concept of the project and how the project meets the applicable design 
review criteria. (narrative shall include a response to each applicable 
criteria) 

☐  
Conceptual Site Plan: A conceptual site plan showing proposed on and off-
site improvements. Site plan shall include conceptual landscaping and 
public amenities. Detailed plant list not required. 

☐  
Conceptual Elevations and Floor Plans: Elevations and floor plans for all 
facades and all levels shall be provided. Elevations shall depict materiality, 
however, colored renderings not required. 

☐  

Conceptual Materials and Color Palette: Materials and colors sample 
board shall be provided for all facades. Photos of materials, 
representative imagery, and other digital representation of concept is 
acceptable. Specifications of materials and colors are not required. 

☐  

3D Perspectives: A minimum of two perspectives, one from a street view 
and one from bird’s eye view, showing the massing of the proposed 
project within the context of the surrounding neighborhood. Adjacent 
properties and structures must be included. Full color renderings or 
photo-realistic perspectives are not required. 
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Bigwood Clubhouse Project Narrative


The Bigwood Homeowners Association has voted at their latest annual meeting to replace the existing 
clubhouse structure which is in poor physical shape and too large based on the Association’s needs. The 
proposed project replaces the current structure with a building that reduces existing floor area by 60% with 
an opportunity to replace an aging structure with a high efficiency, well functioning, timeless and beautiful 
structure. The Associations pre-design process included questionnaires and opportunity for homeowner 
input which has resulted in the proposed design.


The design includes a main enclosed area that includes two seating areas with windows and doors 
designed to bring the outside in and open to spectacular long views. The proposed structure orientation is 
modified strategically from existing to afford greater access to views and a closer visual and physical 
connection to the existing pool.  The proposed structure includes storage and restroom changing facilities 
for both pool and sport court user use. The existing pool will be renovated and the spa relocated to take 
advantage of the long view to Bald Mountain. There is a covered exterior area as well as a trellised area 
with a fire pit directly opposite the pool and spa.


The exterior materials are designed to let the building recede into it’s natal environment with proposed 
landscape that includes evergreen trees for screening while refreshing existing planting areas and 
replacing the areas of removed structure and decking with lawn and planting areas. A new entrance way is 
contemplated to replace the existing at the east parking area and includes replacement of the existing 
fencing for greater security of the pool area. The entrance way will include a stone wall, trellis and wood 
gate/fence that bring the materials and lines of the clubhouse structure to the entry of the sports court/pool/
clubhouse complex and will include updated landscape planting including an allay of trees and an metal 
entry trellis similar in material and detail to the proposed trellis area proposed for the clubhouse.


DESIGN REVIEW CRITERIA Synopsis


Streets


	 Existing parking areas and their connections to Clubhouse Drive and Big Wood Drive will remain as 	
	 existing.


Sidewalks


	 No sidewalks exist or are contemplated for the project.


Drainage


	 Existing drainage onsite will be maintained to continue to retain all storm water onsite. Project results 
	 in a substantial transfer of existing impervious paving an structure area to pervious landscape 	 	
	 planting area.




Utilities


	 Existing utilities are underground and will be retained for the new structure.


Compatibility of Design


	 The natural materials and colors of materials and the simple massing are contextually compatible 	
	 with neighboring properties and represent a substantial reduction in height and mass from current 	
	 clubhouse structure.


Architectural


	 Unobstructed pedestrian access through the newly designed entryway provides clear access to the 	
	 clubhouse complex. The building character is clearly defined and there is continuity in its materials 	
	 and placement across the existing pool equipment/storage room, a proposed detached golfers 	 	
	 restroom and fencing/ entryway. Concealed garbage storage and snow retention devices will be 		
	 provided.


Circulation Design


	 No change in current circulation on the site is proposed.


Snow Storage


	 Current snow storage at the south parking area will be maintained.


Landscaping


	 Project proposes removal of five pine trees adjacent to the proposed structure with replacement of 	
	 trees to provide privacy as required. Existing planting beds to be refreshed. Landscape materials will 	
	 be readily adaptable to the sites microclimate, soils conditions orientation and aspect, and shall 	 	
	 serve to enhance the surrounding neighborhood. Existing evergreen tree screening along adjacent 	
	 streets to be maintained. 	All proposed plant species to be drought tolerant and mostly native.


Public Amenities


	 The project proposes a golfer’s restroom.
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EXTERIOR ELEVATION NOTES
1. PRE-FINISHED COPING, SCUPPERS, CONDUCTOR HEADS AND DOWNSPOUTS SHALL BE

KYNAR FINISH:  MEDIUM DARK BRONZE, UNO.
 
2. EXTERIOR SOFFITS UNDER FLAT AND PITCHED ROOFS SHALL BE SELECT TIGHT KNOT CEDAR

PLANK; FINISH TBD.

3. ALL EXPOSED PIPING AND CONDUIT SHALL BE PAINTED TO MATCH ADJACENT WALL
MATERIAL.

4. PROVIDE SOLID BLOCKING IN WALL FOR BUILDING MOUNTED FIXTURES AS REQUIRED.
REFER TO ELECTRICAL DRAWINGS FOR BUILDING MOUNTED FIXTURE HEIGHTS AND
LOCATIONS.

5. SAMPLES OF ALL MATERIALS SHALL BE SUBMITTED TO OWNER AND ARCHITECT FOR
APPROVAL PRIOR TO INSTALLATION. 
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NOTES:   -
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SPECIFICATION: 1X8 ROUGH SAWN 3.0 T&G; VERTICAL
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SPECIFICATION: SEE EW1 WITH SEMI SOLID STAIN FIELD APPLIED
COLOR:  DEEP GRAY 

EXTERIOR FINISH WOOD TRIM
MANUFACTURER: DELTA MILLWORKS/ ACCOYA
SPECIFICATION: ROUGH SAWN 3.0 TRIM PER DETAILS
COLOR:  RIVER STONE MANUFACTURER APPLIED 

SCALE: 1/4"   =    1'-0"1 East Elevation

SCALE: 1/4"   =    1'-0"2 South Elevation
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COLOR:  RIVER STONE MANUFACTURER APPLIED 

EXTERIOR WOOD
MANUFACTURER: -
SPECIFICATION: SEE EW1 WITH SEMI SOLID STAIN FIELD APPLIED
COLOR:  DEEP GRAY 

EXTERIOR FINISH WOOD TRIM
MANUFACTURER: DELTA MILLWORKS/ ACCOYA
SPECIFICATION: ROUGH SAWN 3.0 TRIM PER DETAILS
COLOR:  RIVER STONE MANUFACTURER APPLIED 
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Line of Existing
Clubhouse to be
Demolished

SCALE: 1/4"   =    1'-0"1 West Elevation

SCALE: 1/4"   =    1'-0"2 North Elevation
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EW1-EXTERIOR WOOD SIDING

RF1-METAL ROOFING

DK1-DECKING
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