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August 28, 2026 
 
City of Easley Planning & Zoning 
205 North First Street 
Easley, SC 29640 

RE:   Variance Justification Letter for September 22nd Meeting 
Country Villa Properties, LLC ( Freddy’s Frozen Custard & Steakburgers)  
(TMS #5039-19-62-3116) 
Easley Retail Center  
(TMS #5039-19-60-8617, 5039-19-61-8304, -1941, -2348, 5039-1962-8021) 

 City of Easley, South Carolina 
 CYP #25034 
  
 
 
Dear Zoning Board of Appeals Members, 

On behalf of Country Villa Properties, LLC, (TMS # 5039-19-62-3116) we are requesting a Variance 
to install a shared pylon sign for the Easley Retail Center development comparable to the Town 
Center Shopping Center sign on the southeast corner of Calhoun Memorial Highway (US 123) and 
Town Center Way. Renderings of the proposed sign are included in the application package. 

The Easley Retail Center is a proposed mixed-use retail center that includes parcels (TMS #5039-
19-60-8617, 5039-19-61-8304, -1941, -2348, 5039-1962-8021) along Calhoun Memorial Highway in 
Easley, SC. The project sites total approx. 36.5 total acres and are zoned GC – General Commercial.  
 
This variance requests approval of the proposed shared pylon sign, submitted with this 
application, for the Easley Retail Center and adjacent properties to be located on parcel TMS# 
5039-19-62-3116 currently owned by Country Villa Properties, LLC. 
 
Justification for Variance 
 
The application of the ordinance will result in unnecessary hardship, and the standards for a 
variance set by Set Law and the ordinance are met by the following facts: 
 

a. There are extraordinary and exceptional conditions pertaining to the particular piece of 
property as follows:  

Response:  The Easley Retail Center development is being developed on a flag lot parcel 
located south of the intersection of Calhoun Memorial Highway (US 123) and the Wesley 
Lane Connector, between QT and Freddy’s. This lot does not have adequate road frontage 
to install a sign conforming to the sign ordinance, and the flag portion of the property will 
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be dedicated to the City of Easley for a new roadway through the parcel to allow for future 
extension of the public roadway. The intersection improvement design, conceptually 
approved by SCDOT, will require relocation an existing shared freestanding sign at the 
southeast corner of this intersection and construction of a 1,215 feet long dual left hand 
turn lane on the westbound side of US 123. Signage that exceeds the maximum dimensions 
of the sign ordinance is warranted to provide motorist the necessary site distance to 
identify the businesses located at this intersection and to safely navigate into and through 
the turn lane at this intersection.  

b. These conditions do not generally apply to other properties in the vicinity as follows:  

Response:    A majority of the parcels with frontage along Calhoun Memorial Highway are 
fully developed and are not located at a major intersection with turn lanes of the length 
being required by SCDOT for this project. Also, many of the nearby properties have 
individual or shared freestanding signs that are nonconforming to the ordinance. 

c. Because of these conditions, the application of the ordinance to the particular piece of 
property would effectively prohibit or unreasonably restrict the utilization of the 
property as follows:  

Response: Strict application of the sign size and height limitations contained in the 
ordinance would not allow adequate site distance for the existing and proposed 
development to motorist traveling along Calhoun Memorial Highway (US 123). The 
proposed Easley Retail Development intends to bring a new retailer to the City of Easley 
desired by many residents. Adequate signage is needed along Calhoun Memorial Highway 
(US 123) to assist the public in locating the proposed development, its future tenants, and 
the existing business located at this intersection, and the larger pylon sign is warranted to 
enable motorist to safely navigate into the proposed turn lanes and through this 
intersection. 

d. The authorization of the variance will not be of substantial determent to adjacent 
properties or the public good, and the granting of the variance will not harm the 
character of the district as follows:  

Response:  Authorization of the variance, for the proposed pylon sign will not be 
detrimental to adjacent properties or the public good, and it will not harm the character of 
the district in which it will be located. The proposed pylon sign will provide shared sign area 
for the existing and proposed businesses located at this intersection. It will replace an 
existing shared freestanding sign that must be relocated at the intersection. The proposed 
pylon sign will be comparable to but smaller in height and form to existing signage and 
billboards installed along this corridor of Calhoun Memorial Highway (US 123).  
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e. The effect of the variance would not allow the establishment of a use not other wise 
permitted in the zoning district, would not extend physically a nonconforming use of the 
land and would not change the zoning district boundaries shown on the official zoning 
map. 

Response: Granting of the variance for the proposed pylon sign will establish a non-
permitted use, extend a nonconforming use of the land, or change the zoning district 
boundaries shown on the official zoning map. 

 
Thanks for your consideration and please contact me if you need additional information or have 
questions.   

Sincerely, 

 
 
 
Tripp West, PE  ENV SP 
Cypress Engineering, LLC 
Civil Project Leader 
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 This is an original drawing created by Walton. It 
is submitted for your personal use, however, it 
shall at all times remain the property of Walton.  
It may be used in connection with the project 
being planned for you by Walton, but not 
otherwise.  You are not authorized to show 
these drawings to anyone outside your 
organization, nor is it to be reproduced, used, 
copied or exhibited in any fashion.
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Signs will be manufactured with 120 or 277 Volts A/C.  
All Primary electrical service to the sign,and final 
connection thereof, is the responsibility of the buyer.  
All work is to be done in accordance with the purchase 
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between the  specifications of the purchase agreement  
and this drawing, the drawing shall prevail. 
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Article 600 of the National Electrical 
Code and/or other applicable local 
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grounding and bonding of the sign.
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GENERAL SPECIFICATIONS:

BRICK BASE,
FRAME: 2" x 2" x .125" ALUMINUM ANGLE W/ 3’ x 5’ x 7/16” WONDER BOARD
BRICK: TO MATCH EXISTING

MAIN ID CABINET,
STRUCTURE: 2" x 2" x .1875" ALUMINUM SQUARE TUBE

 FULL BLEED RETAINERSRETAINERS:
 .080" ALUMINUMSKIN:

3M PANAGRAPHICS LL WITH 3M 3630-53 CARDINAL RED TRANSLUCENT VINYLFACES : 
PAINT: TO MATCH TARGET RED
ILLUMINATION :WHITE LED'S & POWER SUPPLIES AS REQUIRED FOR PROPER ILLUMINATION.
ATTACHMENT : SLIP CABINET OVER SUPPORT TUBE AND WELD PLATE TO PIPE INSIDE.

CAPS,
: 4" x .1875" ALUMINUM C-CHANNELSTRUCTURE

PAINT:  PAINTED TO MATCH BRUSHED ALUMINUM

TENANT CABINET,
STRUCTURE: 2" x 2" x .1875" ALUMINUM SQUARE TUBE

 2" x 2 x .125" ALUMINUMRETAINERS:
 .080" ALUMINUMSKIN:

 1 1/2" STANDARD DIVIDERDIVIDER:
.177" WHITE POLYCARB. WITH VINYL GRAPHICSFACES : 

ED BLACKPAINT: CABINET EXTERIOR PAINT
ILLUMINATION :WHITE LED'S & POWER SUPPLIES AS REQUIRED FOR PROPER ILLUMINATION.
ATTACHMENT : SLIP CABINET OVER SUPPORT TUBE AND WELD PLATE TO PIPE INSIDE.

FCO,
 1/4" THK. ALUMFACE:
 FCO PAINTED WHITEPAINT:

 FLUSH MOUNT TO BRICK BASE WITH WELDED STUDS & SILICONEATTACHMENT:

D/F ILLUMINATED PYLON SIGN
Scale: 3/16” = 1'-0"

MANUFACTURE AND INSTALL (1) ONE NEW D/F ILLUMINATED MONUMENT SIGN

A



Letter Visibility Chart
This letter visibility chart is based upon information  
provided by the Pennsylvania Transportation Institute, 
Penn State University and the United States Sign Council 
(USSC).

Viewing Distance
Minimum Required 

Letter Height

100 ft. 4”

250 ft. 10”

360 ft. (city block) 16”

500 ft. 22”

750 ft. 33”

1,000 ft. 43”

1,320 ft. (1/4 mile) 57”

Calculations based on an externally (or naturally) lit sign with 
all upper case Helvetica letters utilizing optimal negative space.  
Factors that may affect required letter size are: color scheme, 
font selection, traffic and weather conditions, or sign standoff.  
Please refer to the complete study for additional information.  
For further details contact the USSC at 1-215-785-1922.

Courtesy of:

Gemini Incorporated
103 Mensing Way
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CONCEPTUAL LETTER OF AGREEMENT

08/27/26

Cypress Engineering  
12 N. Gum Street, Suite A   
Summerville, SC 29483

Re: SCDOT Encroachment Permit PRE26-00201
US-123 Calhoun Memorial Hwy

Dear Target Development
This letter is regarding the proposed project: Easley Retail Center (Target Development) at US-123 Calhoun 
Memorial Hwy.

SCDOT agrees in concept to the access points shown on the latest site plans and/or Traffic Impact Study 
prepared by William Rogan - Engineer & Target Development - Applicant and dated 08/26/2026. These access 
points/agreed upon conditions consist of:

Location: US-123 Calhoun Memorial Hwy
Scope of Work: Signal modification at US-123 and Wesley Lane Connector in Easley, SC. The project 
includes widening US-123 to accommodate dual westbound left-turn movements, adding U-turn capabilities 
along the corridor, and removing two existing crossovers.

The impacts and associated mitigations of each proposed access have been analyzed in the submitted Traffic 
Impact Study and SCDOT is in general agreement with the current design as submitted on 08/26/2026. Final 
comments will be coordinated between the Engineer of Record and District Permit Staff at such time that an 
application is submitted for review and final approval.  

This conceptual letter of agreement will expire one year from the date of issuance, unless an extension has 
been specifically granted by SCDOT. Final approval of the encroachment permit necessary for the accesses is 
contingent upon compliance with any additional design revisions as required in accordance with the latest 
editions of the Access and Roadside Management Standards (ARMS) and the SCDOT Highway Design 
Manual. All work associated with the construction of the access proposed and finally approved will be the 
responsibility of the property owner.

If you have any additional questions regarding this matter, please feel free to contact me.

Sincerely,

Joe D. Laws III, P.E.
www.scdot.org

An Equal Opportunity
Affirmative Action Employer

855-GO-SCDOT
(855-467-2368)
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CYPRESS ENGINEERING
412 NORTH GUM STREET
SUITE A
SUMMERVILLE, SC 29483
PHONE: 843-225-5151
WWW.CYPRESSENG.COM

EASLEY RETAIL CENTER

EASLEY, SC
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REMOVE CROSSOVER

PASSENGER CAR
U-TURN MOVEMENT

EXISTING
TRAFFIC SIGNAL

CARDINAL DR

NEW LEFT TURN LANE
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REMOVE CROSSOVERHANG SIGN ON EXISTING
TRAFFIC SIGNAL WIRE

NEW R-CUT

SU-40 U-TURN
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NEW BULB-OUT
PAVEMENT AREA

ACCESS EASEMENT NOTES:
ACCESS EASEMENT WILL BE GRANTED THROUGH NEW RETAIL DEVELOPMENT TO PIN
#5039-19-71-0676 TO BE NO WIDER THAN 24'.  EASEMENT LOCATION WILL BE
DETERMINED AT A LATER DATE BY TARGET.  ACCESS EASEMENT WILL BE
PROVIDED UNTIL SUCH TIME THAT ALTERNATE PUBLIC ROW ACCESS IS AVAILABLE. 
EASEMENT GRANTED WITH THE UNDERSTANDING THAT THE BENEFITED PROPERTY
CANNOT CONTAIN THE FOLLOWING USES, UNLESS SPECIFICALLY APPROVED BY
TARGET: TOY STORE, PHARMACY, LIQUOR STORE, GENERAL MERCHANDISE,
GROCERY STORE, SUPERMARKET, DOLLAR STORE, BEAUTY STORE, STORE SELLING
THC PRODUCTS OR NOXIOUS USES (AUTO REPAIR, BARS, GAS STATIONS, ADULT
ENTERTAINMENT, ETC.). 
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