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TO:   Ketchum Planning and Zoning Commission 
FROM:  Morgan Landers, AICP – Director of Planning and Building 
DATE:  September 19, 2025 
RE:  Use and Parking Determination Request for Bigwood Golf Course and Zenergy 
 
INTRODUCTION 
Over the past few years, city staff have fielded a variety of calls regarding parking and safety 
issues on and around Saddle Rd. near the Bigwood Golf Course and Thunder Springs/Zenergy. 
Concerns and inquiries come from neighbors, patrons of the businesses, cyclists and 
pedestrians on the bike path, and general community members who frequently travel through 
the area. In response to the inquiries and an increase in consternation among neighbors, city 
staff presented information for discussion at the August 14, 2025 meeting of the Ketchum Traffic 
Authority. Information included options for addressing pedestrian and vehicular safety issues at 
the intersection of Saddle Rd and Stirrup Ln. City staff also provided some conceptual options 
for additional parking in the vicinity.  
 
Following the Traffic Authority meeting, city staff initiated discussions with key stakeholders 
including the owners of Bigwood Golfcourse, Zenergy, and representatives from various HOAs 
in the vicinity of both businesses including Stirrup Lane, Spur Lane, Thunder Springs, Bigwood 
III, and others. The purpose of the stakeholder meetings was to get consensus on key issues, 
gather missing information, and discuss potential solutions. The discussions were very 
informative and productive; however, it has become clear that there is not agreement and trust 
among stakeholders regarding: 

• Compliance of parking requirements for Bigwood and Zenergy outlined in the initial 
approvals 

• What uses, in addition to golf and the year-round restaurant are permitted to occur on 
the Golf course property 

• Who has decision making authority over changes to the approvals for both uses 
 
Staff tried to address these items with stakeholders, however, there was lack of belief in the 
information provided by staff. Per KMC 17.144 - “An appeal of any order, requirement, decision 
or determination of the administrator made in the administration or enforcement of this title may 
be taken by any affected person, as that term is defined by Idaho Code section 67-6521, as it 
may be amended from time to time, or any officer or department of the City, to the Commission 
by filing a notice of appeal in writing with the office of the administrator of the City in the manner 
prescribed in this chapter”. As outlined, the Planning and Zoning Commission is the appeal 
body for Administrator determinations. Although no formal appeal of determinations have been 
filed, staff sees it prudent to utilitize a similar process to review and clarify the permitted uses on 
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the golf course, parking requirements for both the golf course and Zenergy, and who has 
authority to approve changes. This clarification will set a foundation for future discussions with 
stakeholders in addressing safety and parking issues.  
 
ANALYSIS 
 
Bigwood Golf Course 
The Bigwood Golf Course is located on Blocks 11, 12A,13, and 21 of the Bigwood Subdivision 
PUD Large Block Plat within the Bigwood Planned Unit Development (PUD) west of Highway 75 
at the north end of Ketchum city limits. The property was annexed into the city in 1985 pursuant 
to an Annexation, Services, and Development Agreement (the “DA”) dated August 15, 1985 
(attachment A). Following annexation, the golf course property was deeded to the City of 
Ketchum, then deeded back to the developer with covenants and restrictions as stipulated in the 
DA on August 19, 1985 (attachment B). The Conditional Use Permit for the PUD was approved 
on September 16, 1985 (attachment C). The large block plat was recorded in March 1986 
(attachment D) and the deed of trust was amended to align with the large block plat on October 
16, 1986 (attachment E).  
 
There have been four amendments to the DA, and other actions taken, since the DAs original 
approval: 

• 1986 – First Supplemental – clarifications to the re-subdivision clauses of residential 
large blocks (attachment F) 

• 1987 - Second Supplemental – various amendments including change of use 
designation for large block 21 as open space and golf course expansion (attachment G) 

• 1999 - Third Supplemental – moved the golf clubhouse from Block 19 to Block 12 and 
added clarifications as to what uses would be permitted in the recreation center on Block 
19 (attachment H) 

• 1997/1998 – CUP and Design Review approval of Golf Clubhouse (documents not 
found) 

• 1999 – Building permit approved for clubhouse on Block 12 
• 2001 – Golf Course Master Plan Approved – ratified existing golf course operations and 

added the maintenance facility. (documents not found) 
• 2023 - Fourth Amendment – amendment to allow a year-round restaurant on Block 12 

(attachment I) 
• 2025 – Design Review approval of golf course repair and redesign 

 
Permitted Uses 
The DA, PUD/CUP, and deed covenants all contain certain consistent language as to the use of 
property designated for the golf course. However, there are variations to the level of specificity 
of what uses are included in “golf course” and there are intermittent references to special events 
or other accessory uses. All documents consistently state the following: 

• The golf course shall be maintained as a first-rate golf course in accordance with 
accepted industry standards 

• The golf course shall be open and available to the public (access and fee requirements) 
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• The property shall only be used for a golf course, any portions not used as such shall 
remain open space 

• No development shall occur in the open space 
  
There is a clear distinction in the DA and the PUD/CUP between parcels dedicated to golf 
course use and expansion and pure open space. Per the original DA, “Large Blocks number 16-
18 and 21 shall be dedicated to open space in perpetuity. No improvements shall be 
constructed thereon except as set forth in this agreement. A blanket easement for the location 
and use of public pedestrian, equestrian, and cross-country ski trail easements shall be granted 
thereover by Bigwood to Ketchum upon execution of this Agreement. No further subdivision of 
said large block shall be permitted.” The second supplemental to the DA removed block 21 from 
this designation. As shown in the map in attachment J, blocks 16, 17 (now 17A), and 18 are 
separate from the golf course parcels and mostly contain slopes greater than 25% which was a 
primary consideration during the initial review of the PUD.  
 
The clarity that is needed by the Commission is a determination of the following: 

• What uses are permitted as part of golf course uses? 
• What types of events are permitted as part of golf course uses? 
• What standards need to be met to comply with “maintained as a first-rate golf course” 

requirement 
 
The documents list various uses in reference to the recreation center and golf clubhouse. The 
deed covenants state “The term golf course shall include a nine- or eighteen-hole standard size 
golf course, together with any driving range then existing, putting green and other customary 
ancillary services offered at public golf courses”. The initial DA notes that the recreation center, 
where the clubhouse was to be initially located, “may include pro shop, and golf maintenance 
facilities, restaurant and bar within the rec center building and separate golf maintenance 
building upon CUP approval in accordance with zoning regulations and requirements in effect”. 
The CUP reviewed permitted uses per the underlying zone district in effect at the time, as 
stipulated in the DA. Below are the CUP findings related to permitted uses:  
 

 
 
The Ketchum Municipal Code (KMC) defines a golf course as “A tract of land for playing golf, 
improved with tees, greens, fairways, hazards, and which may include clubhouses and 
shelters”. The KMC also includes a definition for “recreation facility, commercial” as “A 
recreation facility operated as a business and open to the general public for a fee. Typically 
uses include, but are not limited to, arcades, sport facilities, swimming pools, laser tag and 
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paintball courses, billiards, skating rinks, driving ranges, miniature golf, water courses and 
motorized car tracks”. 
 
Staff believe that the following uses are clearly permitted as outlined in the documents: 

• golf course  
• putting green  
• driving range 
• clubhouse 
• pro shop 
• maintenance building  
• restaurant and bar 

 
What is not clear is what constitutes “other customary ancillary services offered at public golf 
courses”. Over time, the golf course has been used for a variety of events and other social and 
recreational activities spanning summer and winter months. These include golf tournaments, 
non-profit gatherings, weddings, birthdays, rehearsal dinners, family reunions and other events 
utilizing the golf course, restaurant, or both. During the winter months, the course contained 
nordic trails, fat-biking trails, and Nordic hiking opportunities. The following community 
organizations have hosted a variety of events at the golf course over the years: 

• Sun Valley Museum of Art – Gala Picnic (500+ attendees) and others 
• Community School 
• Men’s Second Chance Living 
• The Senior Connection 
• Wood River Women’s Foundation 

 
In review of city records, these events and activities were not required to obtain special event 
approvals or conditional use permits. Based on staff’s research, golf courses frequently host 
and rent their facilities for events as part of regular business operations and that these uses fall 
within the “other customary ancillary services”. Staff does believe there are limitations to the use 
of the property related to special events as the town has developed and matured over time.  
It is a common term for golf courses to have a “19th Hole” which is generally known as the 
extension of the “social aspect of the game” including food, drinks, and other activities to build 
comradery among players. These spaces can be formal or informal.   
 
Staff conducted research of 75 golf courses in the western united states, including UT, ID, MT, 
OR, WA, CA, NV, and WY (see attachment K). Of the 75 courses, 45 are available to the public. 
Of the 45 courses, all have a restaurant, a 19th hole, and rent their property for weddings and 
private events.  
 
In addition, city staff have heard from community members that public parking is not a permitted 
use on the golf course property and providing public parking on golf course property is against 
the DA, PUD/CUP and covenants. Staff disagrees with this statement and believes that parking 
is an integral part of the seamless operations of a golf course and sees public parking as “other 
customary ancillary services offered at public golf courses”.  
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The governing documents for the golf course also state that the course shall be “maintained as 
a first-rate golf course in accordance with accepted industry standards”. As seen in Attachment 
H, the DA was amended on May 17th, 1999, to allow the golf course clubhouse to be relocated 
to Block 12. Paragraph 4.5 was amended to state:   
  

“The City of Ketchum acknowledges and agrees that if the golf course clubhouse and 
the proposed changes to the layout of the golf course are constructed and maintained in 
accordance with the City’s Design Review approval said improvements shall be in 
accordance with accepted industry standards for a first rate golf course and therefore the 
improvements themselves would not trigger the right of reversion held by the City of 
Ketchum. All future changes to the golf course, however, must be in accordance with 
accepted industry standards for a first rate golf course.”    

 
Staff have received feedback that the “first-rate golf course” requirements serve to limit the 
types of uses on the property, however, staff is not in agreement with this determination. None 
of the entitlement agreements outline or define what a “first-rate golf course” is. In researching 
previous PUD/CUP amendments, staff found evidence of sample golf course maintenance 
standards that specifically speak to the quality of the course itself including standards for 
greens, tees, course setup, fairways, roughs, bunkers, trees, practice areas, carts, appearance 
of clubhouse grounds, etiquette and conduct, pest management, and irrigation systems. 
 
According to the United States Golf Association (USGA maintenance standards) “Golf course 
maintenance standards are guidelines that detail the manner in which a golf course is 
maintained on a daily basis” and “should outline the goals and procedures for day-to-day 
operations”. Standards vary greatly from course to course and are not “instruction manuals for 
each cultural practice, or a list of job descriptions for employees, although these can be 
included”. Maintenance manuals may include expectations for managing communications, 
customer experience, and expectations. Overall, each course develops its own maintenance 
standard. The Golf Course Industry magazine has published sample golf course maintenance 
standards that can be found HERE. Although not included in the maintenance standards, based 
on the research of the peer golf courses in the Western US, one could argue that allowing 
weddings and special events was critical to the operations and economic viability of maintaining 
a first-rate golf course. The golf course currently has an agreement with the Bigwood POA that 
outlines minimum maintenance standards that addresses much of the delinquent maintenance 
over the past two decades. 
 
Staff Determination - Uses 
Currently, staff’s determination based on the documents and historical use of the property is that 
re-occurring historic events (public and private) and golf-related events are permitted under the 
PUD/CUP and DA without a Special Event or Conditional Use Permit. For example, if a member 
of the community wanted to have a private event at the restaurant, that would be permitted 
without a permit. Likewise, golf-related or community events such as tournaments, fundraisers, 
clinics, etc. would be permitted without a permit. However, staff believe that consistent renting of 

https://www.usga.org/content/usga/home-page/course-care/usga-sustainability/maintenance-standards.html
https://www.golfcourseindustry.com/article/gci-02032010-sample-maintenance-standards/
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the golf course for private events such as weddings or other celebrations that would include 
event rental equipment, amplified sound, and a parking demand above what exists on the 
property today would not be permitted without an amendment to the PUD/CUP and DA.  
 
Staff also believe that improvement of areas around the golf course for public parking and 
additional activities such as gathering areas, seating, lawn games, and other activities should be 
encouraged and would be considered “other customary ancillary services” and would be 
considered “golf course use” and not “open space”. Staff also believe that winter use of the golf 
course for Nordic skiing, fat biking, and Nordic hiking is also permitted without a conditional use 
permit. Finally, staff believe that the “first-rate” statement in the entitlement documents speak to 
how the course itself should be maintained, not what uses are permitted on the property. That is 
the role of the DA, PUD/CUP, and deed covenants as interpreted by the City of Ketchum.  
 
Parking 
As noted above, the entitlement documents do not include specific details for parking 
requirements. The second amendment to the DA moved the clubhouse from the recreation 
facility to the current location on block 12. Per the PUD/CUP conditions of approval: 

 
The design review approval for the clubhouse occurred in 1998. The findings of fact for the 
design review approval are not in city records, however, the staff report for the PZ Commission 
hearing on November 9, 1998, indicates a requirement of 24 spaces per the zoning ordinance at 
the time of approval (1 space per 300 SF). The clubhouse design was approved with 45 spaces, 
over-parked by almost two-fold. The building permit approved for the clubhouse had 45 parking 
spaces in total including two accessible parking spaces. This does not include the parallel 
parking spaces along Thunder Trail. Today, the parking lot which serves the Bigwood Golf 
Clubhouse currently has 40 spaces including 4 handicap spaces. 
 
The parking lot was reviewed for adequacy during the fourth amendment to the PUD/CUP and 
DA in 2023 for the conversion of the restaurant to a year-round use. See the table on the next 
page for the comparisons used in that evaluation: 
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Figure 3: Golf Clubhouse Comparison  
  Bigwood Golf 

Clubhouse  
Elkhorn Golf 
Clubhouse  

Sun Valley Club Golf 
Clubhouse  

Square Feet   8,435 square feet  14,837 square feet  52,175 square feet  
Parking Spaces 

Provided  
40 spaces  36 spaces  266 spaces  

Square feet of 
building per parking 

space  

210 square feet per 
parking space  

412 square feet per 
parking space  

196 square feet per 
parking space  

On Bus Line  Yes  Yes  No  
On Bike Path  Yes  Yes  Yes  
Within walking 

distance of 
neighborhoods  

Yes  Yes  No  

 
Staff Determination - Parking 
Staff’s determination is that the current parking provided at the golf course is above and beyond 
what was required at the time of Design Review approval and the subsequent fourth 
amendment to the PUD/CUP.   
 
Zenergy/Thunder Springs 
Parking 
The Thunder Springs PUD/CUP was approved on October 6,1997. The original PUD approved 
a total of 234,900 SF of commercial and residential square footage. This included 79 residential 
units and 96,005 SF of commercial and recreation space. The total parking requirement for the 
development was between 312 and 340 spaces to be provided in underground (286) and 
surface parking (83). There was no itemization of parking spaces by use in the original 
PUD/CUP Findings (see attachment L). The Thunder Springs PUD/CUP was accompanied by a 
Phased Development Agreement allowing the development to occur over a period of time with 
Design Review approval of each phase prior to issuance of a building permit for any building 
within the phase (see attachment M). A Large Block plat for the PUD was also approved in 
March 2000 outlining the various use SF and unit counts for residential (see attachment N). 
Between the original approval and today, many amendments to the original approvals were 
made including elimination of all commercial space and reduction in total number of residential 
units. Zenergy is considered “recreation” space not “commercial” space.  
 
Zenergy, also known as Building G - Mountain Dance Condominiums at Thunder Springs, was 
part of phase 1 of the Thunder Springs PUD. Phase 1 included 49 residential units and 76,918 
SF of commercial space including the 52,360 SF of recreational space for Zenergy. The 
Findings of Fact for the Design Review approval of Phase 1 on October 25, 1999 was not found 
in city records. However, the city council staff report for the subdivision of Building G was found 
(attachment O) which outlines the design review parking requirement as follows:  
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The approval documents do not provide any direct correlation between recreation use and the 
number of parking spaces required for that individual use. In all city records found, parking 
requirements were outlined comprehensively for the development as a whole. Therefore, it is 
staff’s determination that Zenergy does not have a specific parking requirement the city can 
enforce. Additionally, the phase in which Zenergy was constructed includes more parking than 
the underlying requirement at the time.  
 
STAFF RECOMMENDATION 
Staff agrees that the success of the Bigwood Golf Course and Zenergy have increased overall 
parking demand and the necessity for coordinated parking and circulation management in the 
area. It is staff’s opinion that neither business is operating outside the bounds of the respective 
approvals and that a joint effort to address parking and safety concerns in the area is the best 
path forward to address community concerns. 
 
Staff requests the commission review the information provided in the report above and make a 
determination as to the appropriateness of staff’s determination. Staff requests the Commission 
address the following questions: 

• Does the Commission agree with staff’s determination that public parking, special 
events, and a “19th hole” concept are all included as “other customary ancillary 
services”? 

• Does the Commission agree with staff’s determination that the golf course and Zenergy 
are complying with parking requirements for each respective use? 

 
If the Commission agrees with the staff’s determination of uses, then no Special Event or 
Conditional Use Permits would be required for what is outlined above. Staff will require a design 
review application for any changes to spaces within the golf course to facilitate the uses and 
would make a determination as to whether the change could be approved administratively or 
through a public hearing per the guidance of KMC 17.96. Staff would appreciate any feedback 
on this approach as well. Additionally, any changes in use outside of what has been discussed 
here would require an amendment to the PUD/CUP and DA. This would be a public process 
where the Planning and Zoning Commission would make a recommendation to the City Council 
for final decision.   
 
ATTACHMENTS: 

A. Bigwood Annexation, Services, and Development Agreement  
B. Warranty Deed and Quitclaim Deed  
C. Bigwood PUD Conditional Use Permit  
D. Bigwood PUD Large Block Plat  
E. Amended Deed of Trust – Bigwood  
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F. First Supplemental – Bigwood DA
G. Second Supplemental – Bigwood DA
H. Third Supplemental – Bigwood DA
I. Fourth Supplemental – Bigwood DA
J. Bigwood Golf Course Current Zoning Map
K. Golf Course Comparison List
L. Thunder Springs PUD/CUP Findings of Fact
M. Thunder Springs Phased Development Agreement
N. Thunder Springs Large Block Plat (CLICK HERE)
O. Building G City Council Staff Report

https://blainecountyid-web.tylerhost.net/web/document/DOCC437167
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ATTACHMENT E 
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ATTACHMENT H 



















ATTACHMENT I 













ATTACHMENT J 



Zoning
RU
LR-2
GR-L
STO-1
STO-H
STO-4

17A

12A

11

18

13
1916

14

20

21

15

Golf Course (Lots 11, 12A, 13, and 21)
Golf Course Expansion (14, 15, and 20)
Open Space (16, 17A, 18)



ATTACHMENT K 



Course Location (City, State) 
Public Access 

(Y/N) 
Restaurant 

(Y/N) 
19th Hole 

(Y/N) 
Weddings & Private Events 

(Y/N) 

Red Sky Golf Club (Fazio Course) Wolcott, CO Y Y Y Y 

Beaver Creek Golf Club Beaver Creek, CO Y Y Y Y 

Sonnenalp Club Edwards, CO Y Y Y Y 

The Club at Cordillera (Valley Course) Edwards, CO N Y Y Y 

Snowmass Club 
Snowmass Village, 

CO Y Y Y Y 

Maroon Creek Club Aspen, CO N Y N N 

Aspen Glen Club Carbondale, CO N Y Y Y 

Jackson Hole Golf & Tennis Club Jackson, WY Y Y Y Y 

Shooting Star Teton Village, WY N Y Y Y 

Teton Pines Country Club Wilson, WY N Y Y Y 

Whitefish Lake Golf Club (South 

Course) Whitefish, MT Y Y Y Y 

Iron Horse Golf Club Whitefish, MT N Y Y Y 

The Ranch Club Missoula, MT N Y Y Y 

Park Meadows Country Club Park City, UT N Y Y Y 

Promontory Club (Painted Valley 

Course) Park City, UT N Y Y Y 

Glenwild Golf Club Park City, UT N Y Y Y 

Canyons Golf Park City, UT Y Y Y Y 

Breckenridge Golf Club (Bear/Beaver) Breckenridge, CO Y Y Y Y 

The Raven Golf Club at Three Peaks Silverthorne, CO Y Y Y Y 

Keystone Ranch Golf Course Keystone, CO Y Y Y Y 

Old Greenwood Golf Course Truckee, CA Y Y Y Y 

Gray's Crossing Golf Course Truckee, CA Y Y Y Y 

The Championship Course Incline Village, NV Y Y Y Y 

Edgewood Tahoe Golf Course Stateline, NV Y Y Y Y 

Lahontan Golf Club Truckee, CA N Y Y Y 

Telluride Golf Club Telluride, CO Y Y Y Y 

The Bridges Golf & Country Club Montrose, CO Y Y Y Y 

Big Sky Resort Golf Course Big Sky, MT Y Y Y Y 



Spanish Peaks Mountain Club Big Sky, MT N Y Y Y 

The Reserve at Moonlight Basin Big Sky, MT Y Y Y Y 

Yellowstone Club Big Sky, MT N Y Y Y 

The Golf Club at Redlands Mesa Grand Junction, CO Y Y Y Y 

Pole Creek Golf Club Tabernash, CO Y Y Y Y 

Grand Elk Golf Club Granby, CO Y Y Y Y 

The Golf Club at Fox Acres 
Red Feather Lakes, 

CO Y Y Y Y 

The Club at Crested Butte Crested Butte, CO Y Y Y Y 

Roaring Fork Club Basalt, CO N Y Y Y 

Catamount Ranch & Club 
Steamboat Springs, 

CO N Y Y Y 

Schaffer's Mill Golf & Lake Club Truckee, CA Y Y Y Y 

Martis Camp Truckee, CA N Y Y Y 

The Dragon at Nakoma Resort Clio, CA Y Y Y Y 

Grizzly Ranch Golf Club Portola, CA Y Y Y Y 

Tuhaye (Talisker Club) Kamas, UT N Y Y Y 

Victory Ranch Kamas, UT N Y Y Y 

Red Ledges (Jack Nicklaus Signature) Heber City, UT N Y Y Y 

3 Creek Ranch Jackson, WY N Y Y Y 

The Powder Horn Sheridan, WY Y Y Y Y 

Rock Creek Cattle Company Deer Lodge, MT N Y Y Y 

Old Works Golf Course Anaconda, MT Y Y Y Y 

Crosswater Club Sunriver, OR Y Y Y Y 

Pronghorn Club (Nicklaus Course) Bend, OR Y Y Y Y 

Tetherow Golf Club Bend, OR Y Y Y Y 

Brasada Ranch Powell Butte, OR Y Y Y Y 

The Coeur d'Alene Resort Golf Course Coeur d'Alene, ID Y Y Y Y 

Circling Raven Golf Club Worley, ID Y Y Y Y 

Gozzer Ranch Golf & Lake Club Harrison, ID N Y Y Y 

The Idaho Club Sandpoint, ID Y Y Y Y 

Tributary Driggs, ID N Y Y Y 



Whitetail Club McCall, ID Y Y Y Y 

Jug Mountain Ranch McCall, ID Y Y Y Y 

Sun Valley Resort (Trail Creek Course) Sun Valley, ID Y Y Y Y 

Blue Lakes Golf Club Jerome, ID N Y Y Y 

The Valley Club Hailey, ID N Y Y Y 

Falcon Crest Golf Club (Robin Hood) Kuna, ID Y Y Y Y 

The River Club Garden City, ID N Y Y Y 

BanBury Golf Course Eagle, ID Y Y Y Y 

Crane Creek Country Club Boise, ID N Y Y Y 

Hillcrest Country Club Boise, ID N Y Y Y 

Black Bull Bozeman, MT N Y Y Y 

Teton Reserve Golf Course Victor, ID Y Y Y Y 

The Links Golf Course Post Falls, ID Y Y Y Y 

Stoneridge Golf Course Blanchard, ID Y Y Y Y 

Osprey Meadows at Tamarack Resort Donnelly, ID Y Y Y Y 

Huntsman Springs Driggs, ID N Y Y Y 

Headwaters Club at Teton Springs Victor, ID Y Y Y Y 

Totals  45 75 74 74 

Totals (Public Access Only)   45 45 45 
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Click link in memo
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