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APPENDIX A:  BACKGROUND INFORMATION: 

North Idaho Classical Academy LLC (NICA) is a tuition-free, open enrollment, 

public charter school and plans to open for the 2025-2026 school year.  NICA will serve 

students from Boundary and Bonners Counties in the northern part of Idaho including, 

but not limited to Bonners Ferry, Moyie Springs, Naples, Samuels, and Ponderay. NICA 

plans to open as a K-6 school in August 2025 and will add an additional grade each year, 

growing to serve up to 390 students (30 per grade) in grades K-12 by the 2032/2033 

school year. 

NICA is an American classical school and a Hillsdale K-12 Candidate Member 

School.  American classical education is a variant of classical education that blends an 

intensive focus on the development of literacy and numeracy in the early years with a 

rigorous liberal arts and science curriculum that students grow into as they advance in 

grade level.  The American aspect of the model refers to elements that distinguish it 

from other types of classical education, including a comprehensive American civics 

program that students participate in throughout their K-12 education and an emphasis 

on character development, informed by the Western philosophical tradition.  NICA’s 

-12 Education at 

Hillsdale College.  In addition to curricular resources, Hillsdale K-12 also provides 

leadership and instructional training to administrators and faculty at member schools.   

The mission of NICA is to train the minds and improve the hearts of students 

through a classical, content-rich curriculum that emphasizes virtuous living, traditional 

learning, and civic responsibility.  NICA will be governed by the board of American 

Classical Schools of Idaho (ACSI).  ACSI is a 501c-3 non- organization and 

accompanying foundation (for philanthropic purposes).  ACSI will also function as a 

Novus Classical Academy (INCA), and Treasure Valley Classical Academy (TVCA), to 

create economies of scale for services such as business management, food service, 

transportation, and instructional support. 

Boulder Creek Idaho Property LLC, referenced throughout this document as 

Boulder Creek Ranch (BCR), intends to continue to use the existing and proposed 

structures on the upper campus as a retreat center including educational and recreational 

opportunities for visitors with both long- and short-term housing for guests and staff. 

BCR also intends to continue the food service, recreation, outdoor, agricultural, and 

homesteading opportunities for those who visit and live on site. Additionally, BCR 

intends to partner with agricultural, recreational, and educational groups hosting events 

for residents, guests, and the local community. 
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APPENDIX B:  CONDITIONAL USE PERMIT OVERVIEW: 

The Conditional Use Permit (CUP) application covers the entire 120-acre Boulder Creek 

Ranch property. The proposed usage of this expansive area includes plans for the 

upper and lower campuses: 

 Upper Campus (See Appendix E, Sheet 4 Site Plan--East) 

o The upper campus will primarily serve as a retreat center with short 

term, long term, and staff housing, hosting educational, recreational, 

training and event activities. 

o Minor upgrades and interior changes to existing facilities on the upper 

campus are planned to accommodate the housing, educational, 

recreational and training activities (see Appendix F). 

o Housing in the existing buildings may be provided primarily in the 

following buildings: 

 Camelot 

 Walden 

 Mirkwood 

 The Cabin 

 NW White Pine 

 SE White Pine 

 Thoreau's Cabin 

 RV sites 

 Mares Lodge 

 Lolo Lodge 

 Denali 

 Proposed cabins 

o Expansion of the trail system, camping areas, and cabins is anticipated in 

the future. 

o It is anticipated that additional structures and equipment will be added 

for harnessing solar and alternative energy sources. 
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 Lower Campus (NICA Campus) (See Appendix E, Sheet 2 & 3--West) 

o The lower campus will be designated for NICA operations and 

encompasses approximately 13.4 acres of land set aside exclusively for 

NICA’s use. 

o Renovations involving minor changes to existing facilities on the lower 

campus will be undertaken to meet NICA's educational requirements 

(See Appendix F). 

o As part of the development plan, two older buildings will be demolished 

to make way for the construction of a new structure, the John Hancock 

Building (See Appendix F). 

o Constitution Drive, the primary access, is proposed to undergo slight 

widening to ensure smooth tra  

We are asking for a variance for any additional encroachment that may 

occur as a result of the proposed widening. 

 The existing buildings along the roadway necessitate this  

encroachment. The following outlines the approximate distances 

from the roadway to the buildings: 

 Thomas Paine, 5 feet. 

 James Madison, 5.75 feet. 

 Benjamin Franklin, 6.75 feet. 

 Alexander Hamilton, 12.25 feet. 

 John Jay Gym, 25 feet (proposed new building). 

o Various school-related amenities will be incorporated into the landscape 

design, enhancing the campus environment. These amenities include a 

playground, an amphitheater, walkways, and other features to support 

the school's educational activities and create a conducive learning 

environment. 

 John Jay Gym (proposed):  This facility, measuring approximately 

150 feet by 100 feet, will serve as a versatile space for a range of 

school activities. It will be dedicated to physical education 

classes, team practices, and team contests. The gymnasium will 

have seating capacity for approximately 250 spectators. 
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 Samual Adams Amphitheater:  With dimensions of approximately 

50 feet by 40 feet, the Samuel Adams Amphitheater is designed 

to provide a setting for outdoor school activities. 

 Richard Henry Lee:  With dimensions of approximately 50 feet by 

40 feet, the Samuel Adams Amphitheater is designed to provide 

a setting for school presentations and gatherings. 

o Additional structures and equipment may be added for harnessing solar 

and alternative energy sources. 
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APPENDIX C:  PARCEL INFORMATION: 

Please describe in detail all applicable uses/plans for subject property, including: 

 Setbacks:  See attached site plan in Appendix E. 

 Size of buildings:  See attached General Building Information Sheet in 

Appendix F. 

 Machinery to be located on site?  

o The machinery located on the site includes basic equipment necessary 

for the day-to-day operations of the facilities and housing. This 

equipment may consist of, but is not limited to: 

 Snowplow equipment for winter maintenance to ensure the 

safety of students and staff. 

 Lawn mowing equipment for routine landscaping and 

maintenance of outdoor areas. 

 In addition to operational machinery, there are sections of the 

property used for agriculture purposes. The farm equipment 

typically found on the property may include, but is not limited to: 

 Tractors 

 Plows 

 Harvesters 

 Irrigation equipment 

 Other agricultural machinery as needed  

for the upkeep of agricultural areas. 

 Wood processing and shop equipment  

 It is important to note that all machinery is used in accordance 

with relevant safety regulations and operational standards. We 

are committed to minimizing any potential noise, emissions, or 

other impacts on the surrounding area. 

 Current # of units:  28 total existing buildings 

 Storage area on site? 
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o There will be storage areas on the site to support the basic operations  

 for the proposed activities, maintenance, and operations.  

o The storage areas will be used to store educational materials, supplies, 

equipment, , and other resources 

necessary for the day-to-day functioning  of the facilities. These storage 

areas are essential to ensure smooth operations.  

o Existing and future storage facilities will be provided for facilities, 

housing, and operations. These storage areas will be used by residents 

to store personal belongings and household items  to maintain a tidy 

appearance. 

o Machinery and equipment as stated above will be stored in designated 

storage facilities that are designed to protect the equipment from 

weather-related damage and ensure it is readily accessible when 

needed. These storage areas will be properly maintained and organized 

to minimize any visual or safety concerns for the surrounding area. 

 Expected start dates:  Other than public outreach efforts in support of school 

opening, NICA intends to open the campus for full use August 2025. BCR 

expects to ramp up to full capacity into summer of 2025. 

 Expected completion date:  Ongoing 

 Expected number of employees daily: 60 employees 

 Expected # of customers/visitors daily: The school is projected to have a  

total of 390 students and 46 employees once it reaches full capacity at grades 

K-12. Transportation for most of the students will be facilitated through the 

operation of three buses, which will be responsible for bringing students to 

school. Some parents may opt to transport their children individually. It is 

expected that the majority of students will utilize the school buses as their 

primary mode of transportation to and from the school. BCR will have 4-12 full-

time equivalent staff depending on the season and demand. Collectively, it is 

use, with a shift towards less staff-

commun

of students will utilize school buses, resulting in reduced staff-

 

11



 Days and hours of operation:  The school will operate from Monday to Friday, 

commencing at approximately 7 a.m. and concluding at approximately 4 p.m. 

The academic year will typically run from August to June. BCR intends to be 

open 7 days a week with possible seasonal closings. 

 (vehicles per day):  See statement above, “Expected # of 

customers/visitors daily.” 

 Advertising sign, size, location:  A 10’x8’ sign for NICA will be erected at the 

front of the property at the intersection of Cow Creek Road and Constitution 

Drive. BCR intends to enlarge the existing signage at the Cow Creek access to 

8'x10'. 

 Lighting plans:  NICA intends to utilize the existing lighting and add well-

placed lighting along walkways, entrances, and parking lots to ensure safety for 

students, staff, and visitors if needed. BCR intends to maintain the existing 

lighting. 

 Water: Boulder Creek Water Association 

 Sewer: Septic 

 Proposed access and whether public or private:  NICA will primarily use the 

existing private access via Constitution Way for all school-related activities, with 

an emergency exit through the school's parking lot onto Emerson Way.  

The existing private Emerson Way will continue to be the primary access for 

BCR  with emergency access through Constitutional Way. 
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APPENDIX D:  NARRATIVE STATEMENT 

How does the proposed conditional use permit application meet at a minimum the 

following standards of Section 7.7 of Boundary County Land Use Code 9B18LOV2? 

The proposed Conditional Use Permit (CUP) application meets the following standards 

of Section 7.7 of Boundary County Land Use Code 9B18LOV2: 

Demonstrating the Full Scope of the Proposed Use: The applicant has 

demonstrate the full scope of the proposed use. This indicates that the CUP 

application has been thoroughly prepared and includes all necessary details, 

ensuring that the reviewing authorities have a comprehensive understanding of 

the project. 

Conformance with Applicable Standards: The applicant 

the proposed use conforms with the applicable standards outlined in the 

ordinance. This demonstrates that the CUP application aligns with the zoning 

regulations and land use requirements stipulated in the county's Land Use 

Code. It implies that the project has been designed in accordance with the 

established guidelines, zoning restrictions, and other relevant criteria. 

1. How is the use to be designed and operated so as to minimize adverse impacts 

on surrounding properties and uses? 

a. The use is being designed and operated in a way that minimizes adverse 

impacts on surrounding properties and uses through the following 

means: 

i. Historical Continuity: The property has a history of serving as a 

school with housing components, which provides a sense of 

historical continuity with its surroundings. While the type of 

school and housing accommodations is changing, the fact that it 

has consistently been used for similar purposes helps mitigate 

concerns of abrupt changes in land use.  

ii. Hours of Operation: The new public charter school campus will 

have reduced hours of operation compared to its previous use as 

an at-risk boarding school. This reduction in hours can lead to 

-school hours, 

thus minimizing disruptions to the surrounding community.  
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iii. Local Educational Focus: The shift in the new school's mission to  

focus on educating students in the local area aligns the school's 

purpose more closely with the needs and interests of the 

surrounding community. This can foster a sense of integration 

and cooperation with local residents. 

iv. Community Engagement: The school will engage with the local 

community to address concerns and gather feedback, ensuring 

that its operation is considerate of the surrounding properties 

and uses. This will include open dialogue with neighbors, 

participation in community events, and collaborating with local 

organizations. 

v. Improved and Upkeep of Facilities. The facilities will undergo a 

process of remodeling to ensure they are well-maintained and 

adapted to the new educational mission. This remodeling 

includes necessary updates and improvements to enhance the 

functionality and aesthetics of the school. Furthermore, the 

grounds will be diligently maintained and improved upon to 

create an inviting and aesthetically pleasing environment for 

students, guests, residents, and the local community. This 

commitment to facility improvement and landscape maintenance 

demonstrates a dedication to preserving and enhancing the 

overall appeal of the property, which can contribute to 

minimizing adverse impacts on surrounding properties and uses. 

2. How do the impacts of the proposed use compare with the impacts of the 

existing uses within the zone? 

a. The property's longstanding role as an educational institution maintains 

a sense of historical connection with the surrounding area. Although the 

-

risk youth facility to a classical charter school with a mission to serve 

local families centered on “training the minds and improving the hearts 

of students through a classical, content-rich curriculum,” it underscores a 

deliberate transition that aims to align with local values and community 

ideals. 
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3. How will applicant address concerns related to water and sewer services, traffic 

and access, electricity, fire protection, County Road & Bridge and other 

reviewing agencies? 

a. BCR and NICA are actively addressing essential services and regulatory 

compliance through collaborative efforts with relevant agencies. 

 

i. WWater and Sewer Services: The BCR and NICA are working in 

coordination with the Department of Environmental Quality 

ance 

with all relevant codes. Additionally, we are collaborating with 

adequate sewer capacity and the proper functioning of sewer 

systems. 

ii.  The school is engaging with the County Road 

& Bridge department to ensure that access points are suitable 

and meet regulatory standards. This proactive approach helps 

 

iii. Mechanical, Electricity, and Plumbing: NICA is having a 

commercial inspector evaluate the facilities to determine any 

issues so these can be remedied before the school is in operation 

and to ensure all regulations are being followed. 

iv. Fire Protection: 

infrastructure includin

have been maintained and inspected by the previous operator. 

Continued collaboration with the Panhandle Fire Department and 

the Idaho Deputy Fire Marshal demonstrates a commitment to 

 

of the school facilities. 

b. These proactive interactions with regulatory agencies and review bodies 

illustrate the applicant's dedication to addressing concerns related to 

essential services, safety, and compliance with local regulations. Such 

cooperation helps ensure that the school's operations and facilities meet 

the necessary standards and contribute positively to the community. 

4. o the community offered by the proposed use? 
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a. Local Educational Focus: The shift in the school's mission to focus on 

educating students in the local area aligns the school's purpose more 

closely with the needs and interests of the surrounding community. This 

can foster a sense of integration and cooperation with local residents. 

b. Community Engagement: The school can engage with the local 

community to address concerns and gather feedback, ensuring that  

its operation is considerate of the surrounding properties and uses.  

This can include open dialogue with neighbors, participation in 

community events, and collaborating with local organizations. 

c. The existing facilities, housing, and accommodations in the BCR area 

that previously were not available to the public would provide more 

options to the local community including housing and events such as 

weddings and family reunions. 

5. How will concerns raised by the public be adequately addressed? (If no 

concerns have been raised at time of application, the landowner should  

address this section at the public hearing.) 

a. Although no concerns have been raised at the time of the application, 

NICA has taken proactive steps to engage with and inform the 

community about its presence at this location. These efforts include 

disseminating information through newsletters, local events, social 

media platforms, and news articles. This transparent and informative 

approach ensures that the community is well aware of the school's plans 

and provides channels for the public to raise any potential concerns or 

questions. Additionally, maintaining open lines of communication with 

the community and actively seeking feedback will further facilitate the 

adequate addressing of any future concerns that may arise. 

6. Will the proposed use constitute a public nuisance, impose undue adverse 

impacts to established surrounding land uses or infringe on the property rights 

of surrounding property owners? What mitigations could be offered to reduce 

potential impacts? 

a. The proposed uses  are not expected to constitute a public nuisance or 

impose undue adverse impacts on neighboring properties. Several 

factors support this assessment: 
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i. Historical School Operation: The property has a long history of 

serving as a school, which indicates a continuity of land use in  

the area. The transition to a new school type, in this case, is not 

anticipated to create a public nuisance as the property has 

traditionally been used for educational purposes. 

ii. Reduced Operational Intensity: The new school's operational 

characteristics, such as the absence of student overnight stays, 

limited evening activities, and reduced summer activities, 

suggest a decrease in potential disturbances compared to the 

previous school. This reduced operational intensity aligns with 

the surrounding land uses and is less likely to infringe on the 

property rights of neighboring property owners. 

b. To further reduce potential impacts and address any concerns that  

may arise, the school can consider the following mitigations: 

i. Maintain regular communication with neighboring property 

 

arise during operation. 

ii. Continue the proactive community engagement efforts,  

including newsletters, social media, and news articles, to  

keep the community informed about the school's activities  

and to provide channels for feedback and concern resolution. 

7. Does the proposed use place an unfair burden on Boundary County taxpayers 

with costs not offset by the potential benefits of the proposed use? 

a. The proposed use of the school is Boundary County 

taxpayers because it provides a free educational choice to local area 

families without imposing local bond requirements or additional tax 

collection. 

i. Enrollment and Home School Students: The current intent-to-

enroll list of 470 students, with a large percentage of home 

school families, suggests that the school will have a diverse 

who do 

not currently attend traditional public schools.  

ii. Community Interest: The strong community interest in the  

NICA, as evidenced by the intent-to-enroll list and the demand 
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for school choice, indicates that the school's presence aligns with 

the desires and needs of the local population. 

iii. Job Creation: The  combination of the school and other facilities 

is expected to bring more than 50 new job opportunities to the 

community, which can have positive economic effects and 

contribute to the local tax base. 

iv. School Choice: Providing additional educational options, such as 

an American classical charter school, can enhance educational 

diversity and cater to families seeking alternative educational 

approaches. This can lead to positive educational outcomes and 

may reduce the burden on the public school system. 

b. Overall, the proposed use of the property is likely to have a positive 

impact on the community by offering educational choices and job 

County taxpayers. 
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