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To: Mono County Planning Commission 

 

From:  Kelly Karl, Assistant Planner   

 

Re: PUBLIC HEARING: Use Permit 19-010/Subia 

 

RECOMMENDATION 

It is recommended that Planning Commission take the following actions: 

1. Hold the public hearing, receive public testimony, deliberate the project, and make any 

desired changes. 

2. Find that the project qualifies as a Categorical Exemption under CEQA guidelines 15303 

and instruct staff to file a Notice of Exemption;  

3. Make the required findings as contained in the project staff report; and 

4. Approve Use Permit 19-010 subject to Conditions of Approval. 

 

BACKGROUND  

The Mono County General Plan defines a commercial kennel as “any facility other than a private 

kennel, including but not limited to, a facility for the keeping boarding, breeding, training and 

maintaining of more than four dogs of 4 months of age or older whether for a fee or not, or for 

sale.” Commercial kennel facilities are permitted subject to use permit in the following 

designations: Agriculture (AG), Commercial (C), Estate Residential (ER), Rural Mobile Home 

(RMH), Rural Residential (RR), and Scenic Area Agriculture (SAA). Per Chapter 9.16 of the 

Mono County Code, kennel facilities where four or more dogs are kept for commercial purposes 

must also maintain an annual kennel license from Mono County Animal Control Department.  

 

PROJECT DESCRIPTION 

UP 19-010 is a proposal for an overnight kennel facility, Camp K9 & Friends, that will board both 

cats and dogs on a 5-acre parcel at 206 Inca Place in Benton (APN 025-030-048). The parcel has 

an existing primary residential use and the proposed kennel facility would be located on the north 

side of the property in a separate building. The parcel is designated Rural Residential (RR) and 

kennels are listed as a permitted use subject to use permit. 

 

Uses surrounding the project are a mix of Rural Residential (RR), Resource Management (RM), 

and Mixed Use (MU) parcels. Contiguous properties are almost entirely RR parcels, with the 

exception of an MU parcel to the southeast on Inca Place, and a Bureau of Land Management RM 

parcel to the west.  

 

http://www.monocounty.ca.gov/
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Camp K9 & Friends will be housed in a 25’ X 30’ metal building (750 square feet) with interior 

insulation, finished interior walls, a sealed concrete floor with central drain, and radiant floor 

cooling/heating (see Attachment 1 – Site Plan). An ADA accessible bathroom will be provided in 

a separate 10’ X 10’ stick build structure on the south side of the facility and immediately adjacent 

to an ADA accessible walkway and parking space located at the front entrance of the boarding 

facility. The facility is designed to board a maximum of 17 dogs and 8 cats and will contain up to 

13 dog kennels, 8 cat condos, and 1 isolation kennel. In addition to overnight boarding, Camp K9 

& Friends will also offer grooming and training services to pets.  

 

FIGURE 1: PROJECT LOCATION 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

FIGURE 2: PROJECT LAND USE DESIGNATION 
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FIGURE 3 – FLOOR PLAN  
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Two types of dog kennels will be provided in this facility to accommodate both small and large 

dogs, six 4’ x 6’ – 6’ x 6’ large dog kennels will be located on the east side of the facility and seven 

3’ x 5’ – 4’ x 5’ small dog kennels will be located on the west side of the facility. Dog kennels will 

use “Gator Kennels1” brand kennels (except for the isolation kennel) that feature an innovative 

design that allows removal of the panels between individual kennels. This design allows flexibility 

in individual kennel dimensions and would allow two or three kennels to be combined to 

accommodate two or more dogs from the same family. The facility design would also allow for 

two small dogs from the same family to share a kennel (e.g. chihuahuas, terriers, etc.). Thus, the 

maximum number of dogs (17) proposed for this project differs from the number of dog kennels 

(13) and assumes that up to four kennels are shared by meeting the criteria above that would allow 

four additional dogs to be boarded at the facility. Dog kennels will have a solid and nontransparent 

base to attenuate sound and prevent dogs from fence fighting with neighboring kennels. An 

isolation kennel with solid walls on the northeastern side of the facility is also included in the 

facility to house and isolate sick pets. The isolation kennel will remain vacant and is not included 

in the maximum kennel count as it is intended solely to house sick pets. An open indoor dog play 

area will be located in the center of the building to provide a controlled environment for senior 

dogs and puppies to play safely as well as provide a safe and temperature-controlled area for all 

dogs to play indoors during inclement weather.  

 

The facility will also include a separate “cat room” on the northwest side of building designed to 

accommodate up to eight cats in eight 4’ L x 4’ W x 2’ H cat condos. Cat condos will be stacked 

vertically (four on bottom and four on top) to save floor space and each cat condo will feature 

sleeping/feeding area, litter box area, as well as multiple platforms and hammocks for enrichment. 

The cat room will include interior insulation to minimize the noise impacts to cats from 

neighboring dog kennels. A multi-level open play area will provide a safe and controlled 

environment for cats to play and explore in the cat room and will feature various toys and poles 

for climbing/scratching. The cat room will also include a small pass-through door with a sitting 

ledge on the inside of the cat room for cats to access the two “catios” or enclosed cat patios located 

on the exterior of the building. 

 

Camp K9 & Friends will also include two exterior dog runs, two fenced alleyways, two large/small 

dog play yards and two “catios.” All dog kennels will have in/out dog doors allowing access to 

individual exterior dog runs. Dog runs will feature 6’ high fencing, the lower 3’ constructed out of 

cinderblock to attenuate sound and prevent fence fighting; the upper 3’ will utilize chain link, and 

all runs will be topped with shade tarps. Fenced alleyways will connect exterior dog runs to the 

play yards for large dogs (20’ x 30’) and small dogs (15’ x 30’). Both play yards will utilize 6’ 

high chain link fencing and will be covered with shade tarps. Lastly, the facility will also provide 

two exterior “catios” for outdoor enrichment with a concrete floor and fully enclosed by hardware 

cloth or other heavy-gauge wire mesh. “Catios” will have two access points, a small cat-sized pass 

through door with a sitting ledge will be located inside the cat room and a human-sized door will 

be located on the exterior of the “catio” for staff to retrieve cats who may not wish to return to the 

 
1 Due to the copyrighting of Gator Kennels, pictures and diagrams cannot be included in the staff report, information 

and specifications for the proposed kennels can be found at the manufacturer’s website at the following link: 

https://www.gatorkennels.com/   

https://www.gatorkennels.com/
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inside of the building. A cinder block wall will be constructed to separate nearest small dog runs 

from the “catios.” 

 

Each pet boarded at Camp K9 & Friends must be fully vaccinated, and proof of vaccinations must 

come from a veterinarian. Any pet that cannot be vaccinated due to health reasons must have a 

letter from their veterinarian, and the pet’s owner will be required to sign an agreement 

acknowledging the risks of boarding a pet that is not fully vaccinated. Any animal showing signs 

of illness will be isolated immediately in the isolation kennel or taken to a local veterinarian of the 

owner’s choosing.  

 

During the initial phase of operation Camp K9 & Friends likely will consist of two total employees 

(the two property owners), one full-time and one part-time. At full capacity, Camp K9 & Friends 

will employee a maximum of one part-time and two full-time employees with the potential for 

additional seasonal employees as needed during peak seasons (summer/holidays). The applicant 

has an existing residence on site, and an employee will always be on site when animals are boarded 

at the facility. 

 

The applicant will maintain an annual kennel license with Mono County Animal Control and will 

be subject to two inspections per year; one scheduled, and one unannounced. Mono County Animal 

Control was provided a copy of the site plan, business plan, and draft conditions of approval and 

had no additional comments, conditions, or requirements for this project. 

 

LAND DEVELOPMENT TECHNICAL ADVISORY COMMITTEE (LDTAC) 

The LDTAC reviewed and approved the application for processing on September 3, 2019. The 

project was reaccepted for processing on February 18, 2020 due to substantial changes to the 

application. The draft conditions of approval for this project were reviewed and approved by 

LDTAC on April 6, 2020. 

 

PUBLIC HEARING NOTICE 

A hearing notice was published in the March 7 issue of The Sheet (see Attachment 2). Notices 

were also mailed to surrounding property owners within 300 feet of the proposed project 

(Attachment 3). No public comments were received as of the drafting of this staff report.  

 

CEQA COMPLIANCE 

This Use Permit qualifies for a Class 3 Categorical Exemption under CEQA Guideline 15303: 

CEQA Guidelines 15303 construction and location of limited numbers of new, small facilities or 

structures; installation of small new equipment and facilities in small structures; and the 

conversion of existing small structures from one use to another where only minor modifications 

are made in the exterior of the structure. The numbers of structures described in this section are 

the maximum allowable on any legal parcel. Examples of this exemption include, but are not 

limited to: 

(a) One single-family residence, or a second dwelling unit in a residential zone may be 

constructed or converted under this exemption.   

(c) A store, motel, office, restaurant or similar structure not involving the use of significant 

amounts of hazardous substances, and not exceeding 2500 square feet in floor area. In 

urbanized areas, the exemption also applies to up to four such commercial buildings not 

exceeding 10,000 square feet in floor area on sites zoned for such use if not involving the 
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use of significant amounts of hazardous substances where all necessary public services 

and facilities are available and the surrounding area is not environmentally sensitive. 

(e) Accessory (appurtenant) structures including garages, carports, patios, swimming 

pools, and fences. 

This project qualifies as a Class 3 exemption because it consists of the installation of a 

commercial structure under 2,500-sqaure feet in floor area and does not involve the use of 

significant amounts of hazardous substances (15303(c)). Dog runs, play yards, and catios are 

exempted by 15303(c) which covered accessory structures such as patios and fences. 

  
SITE PHOTO 1 - 03/13/2020 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

SITE PHOTO 2 - 03/13/2020 

 

 

 

 

 

 

 

 

 

 

 

 

 

Looking east from the proposed Camp K9 & Friends site. 

Looking west from the proposed Camp K9 & Friends site. 



UP 19-010/Subia 

             April 16, 2020   

7 

 

 

GENERAL PLAN CONSISTENCY  

The land use designation for this property is RR, and kennels are a permitted use subject to use 

permit. According to the Mono County General Plan, the intent of the RR designation is to permit 

larger-lot single-family dwelling units with ancillary rural uses in areas away from developed 

communities. The project is consistent with General Plan Land Use Designation policies, 

Countywide land use policies, and Tri-Valley Area Plan policies contained in the Mono county 

General Plan Land Use Element.  

 

The proposed project is consistent with the Countywide Land Use policies that seek to 

accommodate commercial growth that enhances the local economy within existing communities, 

when compatible with community character. The proposed project provides a service needed by 

both residents and visitors and would create local jobs and be economically beneficial to the area. 

The project is also consistent with the Tri-Valley Area Plan policies that encourage the 

continuation of home businesses in the area as well as the development of businesses that enhance 

the local economy and provide needed services to residents and visitors.  

 

MONO COUNTY LAND USE ELEMENT, COUNTYWIDE LAND USE POLCIES  

Objective 1.A. Accommodate future growth in a manner that preserves and protects the area's 

scenic, agricultural, natural, cultural and recreational resources and that is consistent with the 

capacities of public facilities and services. 

Policy 1.A.1. Contain growth in and adjacent to existing community areas. 

Objective 1.E. Provide for commercial development to serve both residents and visitors. 

Policy 1.E.1. Concentrate commercial development within existing communities. 

Action 1.E.1.a. Designate a sufficient amount of commercial land within 

communities to serve the needs of residents and visitors. 

Policy 1.E.4. Allow for the integration of small-scale commercial uses with associated 

residential uses, such as employee housing. 

Policy 1.E.5. Commercial development should be compatible with community character. 

 

Objective 1.I. Maintain and enhance the local economy. 

Policy 1.I.1. Land use designations shall provide sufficient land for the economic 

development of community areas. 

 

MONO COUNTY LAND USE ELEMENT, TRI-VALLEY AREA POLICIES 

Objective 26.D. Provide adequate commercial and public facilities and improved access to County 

services to serve visitors and residents in the Tri-Valley. 

Policy 26.D.4. In Benton, encourage the establishment of commercial enterprises oriented 

toward providing services to highway travelers. 

Policy 26.D.5. Allow the continuation of home businesses in the area. 

Objective 26.E. In Benton, encourage the establishment of commercial enterprises oriented 

toward providing services to residents as well as tourists and highway travelers. 
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Policy 26.E.2. Encourage commercial and community services that enhance the well-being 

and quality of life of all Benton residents. 

 

PARKING 

The parking space requirement for the “General Retail, Services, & Offices” category of Table 

06.010 specifies one space for every 200 sq ft of gross leasable floor area. “Gross leasable floor 

area” is further defined as “the total floor area, not counting hallways, bathrooms or 

storage/utility.” Using this definition, the project has a total of 750 square feet of gross leasable 

floor area. Thus, the project must provide four 9’ x 18’ parking spaces, plus one ADA-compliant 

space. The project provides one ADA-accessible space at the front of the building and an accessible 

path of travel to both the kennel facility and the ADA compliant bathroom. The property has ample 

space on the southeast and east side of the property immediately adjacent to the ADA parking 

space and the large dog play yard to accommodate the necessary five parking spaces (including 

one ADA- compliant space).  

 

NOISE ORDINANCE 

The project will be subject to the Chapter 10.16 of the Mono County Code that establishes 

thresholds for legal noise levels based on land use and time of day. According to Table 

10.16.060(A) – Maximum Allowable Exterior Noise Levels, residential – low density land uses 

have a maxmimum allowable exertior noise level of 55 dBA or less during the day (7:00 am – 9:59 

pm) and 50 dBA or less at night (10:00 pm – 6:59 am).  

 

In order to minimize the amount of noise generated by the facility, dogs will be monitored while 

playing in the play yards or roaming in their individual dog runs, and any dog that barks 

excessively will be corrected. Any barking that happens after dogs have been put to bed will be 

checked on and corrected. Correction measures will include warning, scolding, a spray bottle with 

water, or being taken out only on a leash. Excessive barking will not be tolerated and repeat 

offenders will only be allowed to board if the owner supplies a bark collar. However, if the bark 

collar proves ineffective that dog will not be allowed to board at the facility.  

 

Camp K9 & Friends also proposes three preventive measures to reduce the likelihood of excesive 

barking: 1) pet owners will be encouraged to bring their pet’s bedding, toys, food, blanket, and 

something that carries the owner’s scent which should discourage barking by making dogs feel 

more at home; 2) regular play and exercise should help dogs sleep at night and reduce the 

likelihood of barking; and 3) the facility will utilize soothing music, essential oils, or photonic 

therapy (lighting-based therapy to help reduce anxiety or fear) to provide a comforting 

environment for pets. 

 

USE PERMIT FINDINGS 

In accordance with Mono County General Plan, Chapter 32, Processing-Use Permits, the Planning 

Commission may issue a Use Permit after making certain findings. 

Section 32.010, Required Findings:  

 

1. All applicable provisions of the Mono County General Plan are complied with, and the site 

of the proposed use is adequate in size and shape to accommodate the use and to 

accommodate all yards, walls and fences, parking, loading, landscaping and other 

required features because: 
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a. Kennels are a permitted use subject to use permit within the RR land use 

designation. 

b. The 5-acre parcel is adequate in size and shape to accommodate the kennel 

operations, and the proposed dog runs, play areas, and alleyways are adequate to 

maintain safe control of dogs. 

c. The project meets the 50’ front, 30’ side, and 30’ rear yard setbacks for the RR 

designation.  

d. Lot coverage is well below the 40% maximum and proposes only an additional 

1,851 SF of lot coverage bringing total lot coverage to 2%.  

e. The project meets the parking standards for the “General Retail, Services, & 

Offices” category of Table 06.010 by providing four 9’ x 18’ spaces and one ADA- 

compliant space. 

f. The parcel is exempt from Public Resources Code Section 4290 due to Parcel Map 

35-28 being approved in 1988 and prior to January 1, 1991, cutoff date for 

subdivisions subject to this section. The project has also obtained a provisional will- 

serve letter from the White Mountain Fire Protection District for the proposed use 

(Attachment 4). 

 

2. The site for the proposed use related to streets and highways is adequate in width and type 

to carry the quantity and kind of traffic generated by the proposed use because: 

a. Project is accessed via Inca Place, an unpaved private road off US Highway 6. The 

proposed project is not expected to generate a significant increase in traffic or 

compromise the current capacity of Inca Place. 

b. The Great Basin Air Pollution Control District was consulted regarding the 

potential impacts of fugitive dust from increased traffic on unpaved Inca Place, and 

the District determined that a dust-control plan was not necessary for this project. 

The only requirement from the District for this project is for the applicant to comply 

with Rule 400 – Opacity Rule, Rule 401 – Fugitive Dust, and Rule 402 – Nuisance. 

Recommended reasonable precautions suggested by the District for this project 

included: 1) enacting, posting, and enforcing speed limitations on the road; and 2) 

if necessary, applying water, gravel, or a stabilizer to the road surface.   

 

3. The proposed use will not be detrimental to the public welfare or injurious to property or 

improvements in the area in which the property is located because:   

a. Biannual inspections conducted by Animal Control Officers will assure compliance 

with conditions necessary to maintain an annual kennel license. 

b. The project will be subject to the Chapter 10.16 of the Mono County Code which 

established thresholds for noise levels. According to Table 10.16.060(A) – 

Maximum Allowable Exterior Noise Levels, for daytime and nighttime in 

residential – low density land uses. 

c. The project has received a provisional will-serve letter from the White Mountain 

Fire Protection District for the proposed use and will be required to obtain a final 
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will-serve letter from the District as part of the conditions of approval for the use 

permit (Attachment 4). 

 

4. The proposed use is consistent with the map and text of the Mono County General Plan 

because: 
a. The proposed use is consistent with policies set forth in the Mono County General 

Plan which allows for the approval of kennel facilities in the RR designation subject 

to a Use Permit.  

b. The proposed use is not expected to cause significant environmental impacts or be 

detrimental to surrounding property. 

c. The proposed use is consistent with the General Plan, the Tri-Valley Area policies, 

and Countywide land use policies.   

 

This staff report has been reviewed by the Principal Planner. 

 

ATTACHMENTS 

Attachment 1 – Site Plan 

Attachment 2 – Public Hearing Notice – The Sheet 

Attachment 3 – Public Hearing Notice – Mailer  

Attachment 4 – White Mountain Fire Protection District Provisional Will Serve Letter 

Attachment 5 – Business Plan 
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MONO COUNTY 
Planning Division 

DRAFT NOTICE OF DECISION & USE PERMIT 
 

USE PERMIT: UP 19-010 APPLICANT: Holly Subia 

 

025-030-048 

 

PROJECT TITLE:  Camp K9 & Friends, Benton 

 

PROJECT LOCATION:  206 Inca Place Benton, CA 93512   

 

 

CONDITIONS OF APPROVAL 

See attached Conditions of Approval 

 

ANY AFFECTED PERSON, INCLUDING THE APPLICANT, NOT SATISFIED WITH THE 

DECISION OF THE COMMISSION, MAY WITHIN TEN (10) DAYS OF THE EFFECTIVE DATE OF 

THE DECISION, SUBMIT AN APPEAL IN WRITING TO THE MONO COUNTY BOARD OF 

SUPERVISORS. 

 

THE APPEAL SHALL INCLUDE THE APPELLANT'S INTEREST IN THE SUBJECT PROPERTY, 

THE DECISION OR ACTION APPEALED, SPECIFIC REASONS WHY THE APPELLANT 

BELIEVES THE DECISION APPEALED SHOULD NOT BE UPHELD AND SHALL BE 

ACCOMPANIED BY THE APPROPRIATE FILING FEE. 

 

DATE OF DECISION/USE PERMIT APPROVAL: April 16, 2020 

EFFECTIVE DATE USE PERMIT: April 27, 2020 

 

   

 

This Use Permit shall become null and void in the event of failure to exercise the rights of the permit within 

one (1) year from the date of approval unless an extension is applied for at least 60 days prior to the 

expiration date. 

 

Ongoing compliance with the above conditions is mandatory. Failure to comply constitutes grounds for 

revocation and the institution of proceedings to enjoin the subject use.  

 

MONO COUNTY PLANNING COMMISSION 

 

DATED:     April 16, 2020  

 cc: X Applicant 

  X Public Works 

  X Building  

  X Compliance 

 

 

 

 

ASSESSOR PARCEL NUMBER: 
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CONDITIONS OF APPROVAL 

Use Permit 19-010/Subia 

1. All development shall meet requirements of the Mono County General Plan, Mono County 

Code, and project conditions.  

2. Project shall comply with all Mono County Building Division, Public Works, Environmental 

Health, and Animal Control requirements.  

3. Project shall be in substantial compliance with site plan shown in the staff report.  

4. A maximum of 17 dogs and eight cats shall be permitted at any one time on the project site. A 

person shall always be on site when animals are boarded at the facility. 

5. A valid annual Kennel License shall be maintained through the Mono County Animal Control 

Department. The property shall be inspected by Animal Control Officers twice per year: one 

inspection scheduled, and one unannounced.  

6. Pets boarded overnight shall be housed inside the facility and have access to protection from 

the elements and inclement weather. Pets shall have access to clean water at all times. 

7. Dogs shall be under control at all times and will not be allowed to run free within community 

areas. When pets are allowed outdoors in dog runs, play yards, or catios, pets shall be 

supervised.  

8. All animal bites shall be reported immediately to the Mono County Animal Control 

Department. 

9. Health certificates and proof of vaccinations from a veterinarian shall be maintained on site for 

all pets boarded at the facility and shall be made available to Animal Control Officers upon 

request. 

10. The site shall be maintained in a neat, clean, and orderly manner. Animal waste shall be picked 

up on a daily basis and properly disposed of at the local transfer station.  

11. Any complaints regarding kennel operations shall be resolved immediately. Continued 

violations shall be grounds for use permit revocation.   

12. All exterior lighting must comply with Chapter 23, Dark Sky Regulations. 

13. Project is required to comply with any requirements of the White Mountain Fire Protection 

District. The applicant shall provide a final “will-serve” letter from the White Mountain Fire 

Protection District indicating the FPD will provide service to the project. 

14. Project is required to comply with Great Basin Unified Air Pollution Control District 

regulations. 

15. In the event of discovery or recognition of any human remains, all work shall be stopped, and 

there shall be no further excavation or disturbance of the site or any nearby area reasonably 

suspected to overlie adjacent remains until the coroner of the County has examined the site 

(California Health and Safety Code § 7050.5).  
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16. If any of these conditions are violated, this permit and all rights hereunder may be revoked in 

accordance with Section 32.080 of the Mono County General Plan, Land Development 

Regulations. 

 

 

ATTACHMENT 1 – SITE PLAN  
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ATTACHMENT 1 – SITE PLAN  
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ATTACHMENT 1 – ADA BATHROOM SITE PLAN 
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ATTACHMENT 1 – ELEVATIONS 
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ATTACHMENT 2 - PUBLIC HEARING NOTICE: THE SHEET 
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ATTACHMENT 3 – PUBLIC HEARING NOTICE – MAILER  
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ATTACHMENT 4 – WHITE MOUNTAIN FPD PROVISIONAL WILL-SERVE LETTER 

 

 
 

 



UP 19-010/Subia 

             April 16, 2020   

20 

ATTACHMENT 5 – BUSINESS PLAN 
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