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MEMORANDUM 

DATE: June 15, 2026 

TO: Ojai Valley Municipal Advisory Council 

FROM: Noe Torres, Case Planner 

SUBJECT: Villanova Preparatory School Sign Variance Case No. PL26-0010 

Location 

The project site is located at 12096 North Ventura Ave, Ojai, CA 93023, south of the City 
of Ojai. The nearest intersection is North Ventura Ave and East Villanova Road. The 
project site is approximately 126 acres. 

The project site includes the following Zoning and Land Use designations (Attachment 1). 

1. General Plan Land Use Designation: Rural
2. Ojai Valley Area Plan Land Use Designation: Rural Institutional and Open Space

20 Acre minimum lot area
3. Zoning Designation: Rural Agricultural 20-acre minimum lot area/ Temporary

Rental Unit Overlay Zone/ Dark Sky Overlay Zone (RA-20 AC ac/TRU/DKS) and
Rural Agricultural 20 Acre minimum lot area / Temporary Rental Unit Overlay Zone/
Dark Sky Overlay Zone/Habitat

Request 

The applicant requests a variance to authorize deviation from Ventura County Non- 
Coastal Zoning Ordinance Section 8110-8.1 (Nonconforming Signs, Continuance) and 
Section 8110-5.1(Sign Standards). The variance would waive the restriction limiting a 
total of one sign on the property and signage area set at a maximum of 25 square feet. 
The variance will allow for one (1) sign to remain on the property, one (1) new sign that 
includes a total sign area of approximately 100 sq. ft. and ranges from 3.5 ft minimum to 
5 ft maximum height. 

CEQA Determination 

Pursuant to Sections, 15301 (Existing Facilities) and 15303 (New Construction or 
Conversion of Small Structures) of the State Guidelines for Implementation of the 

-----......... COUNTY of VENTURA 



 

 

California Environmental Quality Act (CEQA), the request is categorically exempt from 
environmental review.  
 
Attachment 1  Maps 
Attachment 2  Project Description and Project Plans 
Attachment 3  Completeness Determination Letter 
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10 April 2026  

 

Ventura County  

Planning Division  

800 S Victoria Avenue 

Ventura, CA 93009 

 

SUBJECT:   12096 North Ventura Avenue; APN 033-0-070-125 

                                    Variance Request for Proposed Signage  

 

As the authorized agent for Villanova Preparatory School, SEPPS Land Use Consulting 

respectfully requests approval of entryway signage and associated landscaping. The 

proposed scope of work requires approval of a Variance to allow deviation from the sign 

regulations applicable to parcels zoned Open Space and Rural Agricultural. 

 

I. Site Information  

 

Villanova Preparatory School is located at 12096 North Ventura Avenue (APN 033-0-070-

125). The parcel is approximately 126 acres in size and is zoned Open Space (OS) and 

Rural Agricultural (RA) under the Ventura County Non-Coastal Zoning Ordinance. 

 

Villanova Preparatory School was originally established at this location in 1924. In 1963, 

the County approved a Special Use Permit/Conditional Use Permit (Case No. 1880) 

authorizing an addition to an existing student dormitory at the private boarding school, 

thereby formalizing the school’s institutional use on the site. 

 

Primary access to the campus is provided from State Route 33 to Villanova Road. 

 

II. Project Description  

 

There are currently three (3) existing legal non-conforming, free-standing signs on the 

Villanova Preparatory School campus. These include: 

• Two (2) entrance wall signs including the text “Villanova Preparatory School”, 

located at the former northern entrance off SR 33 and the western entrance on 

Villanova Road,  

• Two (2) entrance wall signs including the text “Villanova Preparatory School”, 

located at the southwestern entrance off of Villanova Road, and 

• One (1) wooden free-standing sign displaying “Villanova Preparatory School” 

along in the grass lawn adjacent to the northern property line along SR 33. 

 

r--, 
■ SEPPS ■ 
■ EST. 1994 ■ 

Land Use Consulting 

Office: 1625 State St., Suite l , Santa Barbara, CA 93101 • (805) 966-2758 • www.sepps.com 
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The northeasternmost entrance is no longer a functional access point. Caltrans has 

installed a highway guardrail at this location, and the former entrance is now only 

accessible via an internal campus road from East Villanova Road. As part of this 

application, the associated entry walls and signage at this former entrance are proposed 

to be demolished. Additionally, the existing wooden free-standing sign along the 

frontage is also proposed for removal. 

 

The campus currently maintains a primary entrance at the southwestern corner of the 

site, off of Villanova Road, which includes an inbound and outbound gate separated by 

a central pilaster displaying the school’s emblem, with low walls on either side containing 

the “Villanova Preparatory School” lettering.  

 

The proposed signage includes a new free-standing sign at the corner of Villanova Road 

and SR 33. This includes two (2) low walls, connected by a pilaster, with each wall facing 

the respective street frontage. The wall sign area on each side is 54.36 square feet, for a 

total of 108.52 square feet, which exceeds the allowable 25 square feet. The text on either 

side includes:  

 

 

 

Furthermore, the total wall sign length is 19’-10 ½”, which exceeds the allowable 10 linear 

feet.  
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Please see the proposed lighting fixtures on Sheet L-1. Lighting for the proposed signage 

will be limited to fully shielded, downward-directed fixtures designed solely to illuminate 

sign copy for identification and wayfinding purposes. All lighting will comply with the 

Ventura County Dark Sky Ordinance, including color temperature limitations and 

automatic shut-off during dark hours. Lighting details are shown on the revised plans. 

The project area currently contains two (2) coastal live oak trees and two (2) California 

pepper trees that are proposed to remain. Two (2) additional California pepper trees and 

one (1) palm tree are proposed for removal. As part of the proposed landscape plan, 

three (3) new coastal live oak trees are proposed to be planted on the site. The request 

also includes a split-rail fence approximately 270 linear feet long.  

 

III. VNCNZO Sign Regulations and Permit Authority  

 

Pursuant to Ventura County Non-Coastal Zoning Ordinance (VCNCZO) Section 8110-8.1, 

parcels are permitted one (1) freestanding sign per lot with a maximum sign area of 25 

square feet and a maximum sign length of 10 linear feet. The Ordinance further provides 

that where existing legal non-conforming signage exceeds the total allowable sign area, 

no additional signage may be approved, except through limited administrative relief for 

minor increases in sign area. 

 

The project site contains one existing legal non-conforming freestanding sign. The 

proposed project includes installation of one additional freestanding monument sign, 

resulting in two (2) freestanding signs on the property. The proposed monument sign also 

exceeds the maximum allowable sign area and sign length, with a total wall sign area of 

approximately 108.52 square feet and a total sign length of 19 feet, 10½ inches. 

 

Accordingly, this application requests approval of a Variance by the Planning 

Commission to allow deviations from the VNCNZO sign regulations with respect to: (1) the 

number of freestanding signs permitted on the lot; (2) the maximum allowable sign area; 

and (3) the maximum allowable sign length. Approval of the requested Variance would 

authorize a consolidated and orderly signage program that improves wayfinding and 

safety for a long-established institutional use while maintaining compatibility with the 

surrounding rural setting 

 

IV. Variance Findings  

 

Pursuant to VCNCZO Sec. 8111-1.2.2.2, before any variance may be granted, the 

applicant shall establish, and the decision-making authority must determine, that all of 

the following standards are met: 

 

a. That there are special circumstances or exceptional characteristics applicable to 

the subject property with regard to size, shape, topography, location or 

surroundings, which do not apply generally to comparable properties in the same 

vicinity and zone; and  

 

 The subject property possesses special circumstances and exceptional characteristics 
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related to its long-established institutional use, size, and location that do not apply 

generally to other properties in the same vicinity and zoning district. Villanova 

Preparatory School has continuously operated on the site since 1924, predating the 

adoption of the Ventura County Zoning Ordinance, and its institutional use was formally 

authorized by a Conditional Use Permit in 1963 (CUP 1880). The campus encompasses 

approximately 126 acres and is located along State Route (SR) 33, a regional highway 

with higher travel speeds and limited access points. The former northern entrance to the 

site off SR 33 was closed by Caltrans, as shown on Sheet L-0.2. Therefore, the existing 

wing walls with Villanova signage at this former entrance are proposed for demolition to 

eliminate confusion for vehicles travelling west along SR 33 as they enter the campus. 

These characteristics create unique wayfinding and safety needs not typically 

associated with other Open Space or Rural Agricultural parcels, which are generally not 

developed with large, long-standing institutional uses serving students, staff, and visitors.  

 

b. That granting the requested variance will not confer a special privilege 

inconsistent with the limitations upon other properties in the same vicinity and 

zone; and  

 

Granting the requested Variance will not confer a special privilege inconsistent with the 

limitations placed upon other properties in the same vicinity and zone. The subject 

property is a long-established private educational institution operating under an 

approved Conditional Use Permit, with campus access directly from State Route 33. The 

proposed entry signage is limited in scope, serves an essential wayfinding and safety 

function for an existing institutional use, and replaces multiple existing legal non-

conforming signs with a consolidated and more orderly signage program. Approval of 

the Variance would not authorize signage of a type, scale, or intensity otherwise 

prohibited for similar institutional uses, nor would it establish a precedent for unrelated 

properties lacking comparable access conditions or operational characteristics. 

 

c. That strict application of the zoning regulations as they apply to the subject 

property will result in practical difficulties or unnecessary hardships inconsistent with 

the general purpose of such regulations; and  

 

Strict application of the zoning regulations would result in practical difficulties and 

unnecessary hardship inconsistent with the purpose of the sign regulations. The Open 

Space and Agricultural zoning districts significantly limit signage, yet the subject property 

functions as a regional boarding school with primary access from State Route 33. Due to 

the removal of an existing entrance and associated signage along SR 33, and the limited 

visibility of the remaining primary entrance, the campus lacks adequate identification 

and wayfinding for motorists traveling at highway speeds. 

 

The Non-Coastal Zoning Ordinance does not provide an administrative variance 

pathway for allowing an additional free-standing sign, leaving a Variance as the only 

available permit mechanism to address these site-specific conditions while maintaining 

compliance with sign area limitations. 
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d. That the granting of such variance will not be detrimental to the public health, 

safety or general welfare, nor to the use, enjoyment or valuation of neighboring 

properties.  

 

The granting of the Variance would not be detrimental to the public health, safety, or 

general welfare, nor to the use, enjoyment, or valuation of neighboring properties. The 

proposed signage is modest in scale, complies with applicable area limitations, and is 

designed solely for identification and wayfinding purposes. Improved signage visibility at 

the intersection of Villanova Road and State Route 33 will enhance safety by reducing 

sudden turning movements, driver confusion, and last-minute maneuvers along a state 

highway corridor  

 

The signage and is compatible with the rural character of the area, incorporates low 

walls and native landscaping, and replaces or removes outdated or non-functional 

signage, resulting in a net improvement to site organization and visual clarity. 

 

 
••• 

 

 

Sincerely, 

SEPPS Land Use Consulting  

 

 

Kaitlyn Earnest, AICP 

Associate Planner 
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HALL OF ADMINISTRATION #1740 • 805-654-2488  

800 South Victoria Avenue, Ventura, CA 93009 • rma.venturacounty.gov 

 
May 7, 2026 
 
Kaitlyn Earnest 
1625 State Street, Suite 1, 
Santa Barbara, CA 93101 
 
Subject: Determination of Application Completeness 

Villanova Preparatory School Sign Variance 
Case No. PL26-0010 
12096 North Ventura Ave, Ojai, CA 93023 
Assessor’s Parcel Number 033-0-070-125 

 
Dear Kaitlyn Earnest:  
 
Ventura County agencies reviewed your application as submitted on February 9, 2026, 
along with the additional application materials submitted on April 10, 2026. The materials 
submitted to date are found to comprise a complete application as of May 7, 2026.  
 
Draft Project Description     
Below is the draft project description that staff has generated from the information 
provided in the application package.  Please review this draft project description and verify 
with staff that it is correct: 
 
The applicant requests a variance to authorize deviation from Ventura County Non- 
Coastal Zoning Ordinance Section 8110-8.1 (Nonconforming Sings, Continuance) and 
Section 8110-5.1(Sign Standards). The variance would waive the restriction limiting a 
total of one sign on the property and signage area set at a maximum of 25 square feet. 
The variance will allow for one (1) sign to remain on the property, one (1) new sign that 
includes a total sign area of approximately 100 sq. ft. and ranges from 3.5 ft minimum to 
5 ft maximum height. 
 
Although your application is complete for the purposes of filing and no additional 
information is required at this time, the County may request you to "clarify, amplify, correct 
or otherwise supplement the information required for the application" (Government Code, 
Section 65944). Failure to provide the additional information in a timely manner could 
delay the processing of your application and/or result in a recommendation for denial 
without prejudice by the Resource Management Agency, Planning Division.   
 
 

-----.......... COUNTY cf VENTURA 
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Environmental Determination 
 
Pursuant to Sections, 15301 (Existing Facilities) and 15303 (New Construction or 
Conversion of Small Structures) of the State Guidelines for Implementation of the 
California Environmental Quality Act (CEQA), the request is categorically exempt from 
environmental review. The environmental document determination for this project, is 
appealable to the Planning Commission by submitting an appeal form, appeal 
reimbursement agreement form, and a $1,000 deposit to the Planning Division by May 
18, 2026 (i.e., within 10 calendar days from the date of this letter). 
 
The hearing for the project has not yet been scheduled. The case planner will notify you 
of the tentative hearing date once the hearing documents have been prepared. In both 
cases: You will receive a mailed notice of the public hearing.   
 
 
If you have any questions about this letter, please contact me at 805-654-3635 or 
Noe.Torres@venturacounty.gov.  
 
Sincerely, 
 
 
________________________________ 
Noe Torres, Case Planner  
Residential Permits Section  
Ventura County Planning Division 
 
 
c: Gerard M. Thurston, 12096 North Ventura Ave, Ojai, CA 93023 

Case File 
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