
 

 

Historic Preservation Commission Meeting 

Wednesday, July 01, 2026 at 6:00 PM  

Theodore D. Washington Municipal Building, Henry “Emmett” McCracken Jr. Council Chambers, 
20 Bridge Street, Bluffton, SC 

AGENDA 

This meeting can be viewed live on BCTV, on Sparklight Channel 9 and 417 or on Spectrum Channel 
1304. 

I. CALL TO ORDER 

II. ROLL CALL 

III. NOTICE REGARDING ADJOURNMENT 

The Historic Preservation Commission will not hear new items after 9:30 p.m. unless authorized by 
a majority vote of the Commission Members present. Items which have not been heard before 
9:30 p.m. may be continued to the next regular meeting or a special meeting date as determined 
by the Commission Members. 

IV. ADOPTION OF MINUTES 

1. June 3, 2026 Minutes 

V. PUBLIC COMMENT 

VI. OLD BUSINESS 

VII. NEW BUSINESS 

1. 36 Wharf Street (COFA-03-25-019657): A request by the Applicant, Jamie Guscio (Kingfisher 
Construction), on behalf of Kathy Barbina and Tim Harris, Owners, for approval of an amended 
Certificate of Appropriateness-HD (COFA-HD) to allow the installation of alternate exterior 
doors. The property is in Old Town Bluffton Historic District, and zoned Neighborhood 
General-HD (NG-HD). (Staff -Charlotte Moore) 

VIII. DISCUSSION 

1. Historic District Monthly Update. (Staff) 

IX. ADJOURNMENT 

NEXT MEETING DATE: Wednesday, August 5, 2026 
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Town of Bluffton, SC Historic Preservation Commission Meeting Agenda July 01, 2026 
 

 

 

“FOIA Compliance – Public notification of this meeting has been published and posted in compliance 
with the Freedom of Information Act and the Town of Bluffton policies.” 

In accordance with the requirements of Title II of the Americans with Disabilities Act of 1990 ("ADA"), the 
Town of Bluffton will not discriminate against qualified individuals with disabilities on the basis of 
disability in its services, programs, or activities. The Town of Bluffton Council Chambers are ADA 

compatible. Auditory accommodations are available. Any person requiring further accommodation 
should contact the Town of Bluffton ADA Coordinator at 843.706.4500 or 

adacoordinator@townofbluffton.com as soon as possible but no later than 48 hours before the 
scheduled event. 

Executive Session – The public body may vote to go into executive session for any item identified for 
action on the agenda. 

*Please note that each member of the public may speak at one public comment session and a form must 
be filled out and given to the Town Clerk. To submit a public comment online, please click here: 

https://www.townofbluffton.sc.gov/FormCenter/Town-15/Public-Comment-60 
Public comment is limited to 3 minutes per speaker. 
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Historic Preservation Commission Meeting 
Theodore D. Washington Municipal Building, Henry “Emmett” McCracken Jr. Council Chambers, 20 

Bridge Street, Bluffton, SC 

June 03, 2026 

I. CALL TO ORDER

Chairman DePauw called the meeting to order at 6pm. 

II. ROLL CALL

PRESENT 
Chairman Joe DePauw 
Vice Chair Carletha Frazier 
Commissioner Jim Hess 
Commissioner Tim Probst 
Commissioner Debbie Wunder 
Commissioner Lisa Sulka 
Commissioner Michael Sutcliffe 

III. ADOPTION OF MINUTES

1. May 6, 2026 Minutes 

Vice Chair Frazier made a motion to approve the minutes as written. 

Seconded by Commissioner Probst. 
Voting Yea: Chairman DePauw, Vice Chair Frazier, Commissioner Hess, Commissioner Probst, 
Commissioner Wunder, Commissioner Sulka, Commissioner Sutcliffe 

All were in favor and motion passed. 

IV. PUBLIC COMMENT

V. OLD BUSINESS

VI. NEW BUSINESS

1. Certificate of Appropriateness (95 Green Street): A request by Glenda Mikulak Roberts, 
Applicant and Owner, for review of a Certificate of Appropriateness-HD to construct a new 
1.5-story house of approximately 2,342 SF at 95 Green Street in OId Town Bluffton Historic 
District and zoned Neighborhood General-HD. (COFA-08-24-019275)(Staff-Charlotte Moore) 

Staff presented. The applicant was present. The commissioners discussed the home’s height 
relative to nearby properties and raised concerns about tree preservation, requesting 
clarification on the site plan’s protection measures. They also reviewed the chimney cap 
visibility, wall section details, shutter consistency between the existing and proposed 
structures, and the vertical divisions in the door sidelites. 

Commissioner Hess made a motion to approve the application with the following conditions: 

1. Remove the gate from the utility meter screening fence or, alternatively, provide  
landscaping to screen the meter.  
2. Rotate the chimney cap to not be visible from the street. 
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Town of Bluffton, SC Historic Preservation Commission Meeting Minutes June 03, 2026 

3. Provide the source and type of brick proposed to be used for approval by Town staff. 
4. Provide a rear elevation door that is wood, metal or metal-clad.  
5. Headers on the porches are to be consistent. 
6. Band boards on the porches are to be consistent. 
7. Remove the vertical divides in the door sidelites. 
8. Consistent with UDO Sec. 5.15.6.J., provide the roof material.  

and the following was determined to be appropriate: 

1. The massing of the middle block  

Seconded by Commissioner Sulka. 
Voting Yea: Chairman DePauw, Vice Chair Frazier, Commissioner Hess, Commissioner Probst, 
Commissioner Wunder, Commissioner Sulka, Commissioner Sutcliffe 

All were in favor and the motion passed.  

VII. DISCUSSION

1. Historic District Monthly Update. (Staff) 

Staff reviewed the monthly report. The Commissioners had no questions. 

2. Discussion regarding proposed amendments to non-contributing structures in Old Town 
Bluffton Historic District. No attachments. (Staff) 

Staff discussed the amendments being proposed to the UDO regarding the demolition of non-
contributing resources. The commission asked for clarification on what the application 
process would be.  

VIII. ADJOURNMENT

Vice Chair Frazier made a motion to adjourn.  

Seconded by Commissioner Sulka. 
Voting Yea: Chairman DePauw, Vice Chair Frazier, Commissioner Hess, Commissioner Probst, 
Commissioner Wunder, Commissioner Sulka, Commissioner Sutcliffe 

All were in favor and the motion passed. The meeting adjourned at 6:42pm. 
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36 Wharf Street – Certificate of Appropriateness  Historic Preservation Commission 

HISTORIC PRESERVATION 
COMMISSION 
STAFF REPORT 
Department of Growth Management 
  

MEETING DATE: July 1, 2026 

PROJECT: 
COFA-03-25-019657 
36 Wharf Street 
Two-story Carriage House – Under Construction 

APPLICANT: Jamie Guscio (Kingfisher Construction) 

PROPERTY OWNERS: Kathy Barbina and Tim Harris 

PROJECT MANAGER: Charlotte Moore, AICP 

 
APPLICATION REQUEST: The Applicant, Jamie Guscio (Kingfisher Construction), on behalf 
of Kathy Barbina and Tim Harris, Owners, requests that the Historic Preservation 
Commission approves the following: 
 

An amended Certificate of Appropriateness-HD (COFA-HD) to allow the 
installation of alternate exterior doors. The property is in Old Town Bluffton 
Historic District, and zoned Neighborhood General-HD (NG-HD). 
 

BACKGROUND: The Certificate of Appropriateness Final Plan was approved by the HPC on 
December 10, 2025.  
 
While conducting a rough inspection, Town Staff identified inconsistencies with the 
approved COFA, including: 1) installation of an unapproved man door opening on the right 
elevation; 2) installation of a full-lite door with built-in Venetian blinds on the left elevation; 
and, 3) installation of a full lite 4-lite door at the second-story right elevation. A six-panel 
door (a square/vertical combination) for the garage man door had not yet been installed at 
time of inspection.  
 
The approved COFA did not include a garage man door opening. The approved door on the 
left elevation was a metal-clad half-lite door. On the right elevation, the same metal-clad 
half-lite door was also approved. 
 
The Applicant was contacted regarding the discrepancy and wishes to retain the installed 
doors, which is an COFA amendment. The UDO Administrator approved the man door 
opening but deferred the alternate door review to the HPC. 
 
The graphics on the following page show the left and right carriage house elevations and 
the carriage house with the installed doors (except for the garage man door). These can 
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36 Wharf Street - Certificate of Appropriateness  Historic Preservation Commission 

also be seen in Attachment 4, along with photos of the doors proposed for the right 
elevation. 
 

 
 

 

 
 
REVIEW CRITERIA & ANALYSIS: In its review of this COFA-HD application, Town Staff and 
the Historic Preservation Commission are required to consider the criteria set forth in 
Unified Development Ordinance (UDO) Section 3.18.3 (COFA-HD, Application Review 
Criteria), applying the standards and guidelines of UDO Sec. 5.15, Old Town Bluffton 
Historic District. The intent of the standards and guidelines is, in part, to provide guidance 
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36 Wharf Street - Certificate of Appropriateness  Historic Preservation Commission 

and ensure consistent development without discouraging creativity or forcing the 
replication of historic models.  
 
The applicable criteria of UDO Sec. 3.18.3 are provided below followed by a Staff Finding 
based upon review of the application submittals to date. 
 

1. Section 3.18.3.B.  Consistency with the principles set forth in the Old Town 
Master Plan.  

 
a. Finding.  The Old Town Master Plan initiatives included the adoption of a form-

based code with architectural standards for structures within the Old Town 
Bluffton Historic District.  These standards are included in Article 5 of the UDO 
and are intended to ensure the application of traditional architecture and 
features, as well as authentic materials that are consistent with Old Town’s 
vernacular. The left elevation door with full-lite inset blinds is not a traditional 
door configuration for Old Town. Further, the second story door is inconsistent 
and is a full lite door with 4-lites without the traditional panel commonly used in 
Old Town. For the garage man door, the square/vertical panel combination is 
also atypical. 
 

2. Section 3.18.3.C.  The application must be in conformance with applicable 
provisions provided in Article 5, Design Standards. 
 
Finding.  UDO Sec. 5.15.6 states that the “primary goal of [the Old Town Bluffton 
Historic District architectural standards] is authenticity. The standards encourage 
Bluffton vernacular and construction which is straightforward and functional, and 
which draws its ornament and variety from traditional assembly of genuine 
materials.” As referenced in Finding #1, the proposed doors suggest configurations 
that are not common of Old Town’s residential doors. Therefore, determinations of 
appropriateness for these doors are sought from the HPC. 

 

3. Section 3.18.3.D.  Consistency with the nature and character of the surrounding 
area and consistency of the structure with the scale, form and building 
proportions of the surrounding neighborhood. 
 

 Finding.  This criterion relates to the overall structure and is not applicable. 
 

4. Section 3.18.3.F.  The historic, architectural, and aesthetic features of the 
structure, including the extent to which its alteration or removal would be 
detrimental to the public interest. 

 
Finding.  This is not applicable to this criterion. 

 
5. Section 3.18.3.H.  The application must comply with applicable requirements in 

the Applications Manual. 
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36 Wharf Street - Certificate of Appropriateness  Historic Preservation Commission 

Finding. The Certificate of Appropriateness Application has been reviewed by Town 
Staff and has been determined to be complete except for the applicable items in #2.  
 
 

STAFF RECOMMENDATION: It is the charge of the HPC to assess and interpret the 
standards and guidelines set forth in the UDO as they pertain to applications using the 
review criteria established in the UDO and to take appropriate action as granted by the 
powers and duties set forth in Section 2.2.6.E.2.  The HPC shall determine the 
appropriateness of the alternate doors and the garage man door and whether they satisfy 
the requirements of the UDO. 

 
HISTORIC PRESERVATION COMMISSION ACTIONS: As granted by the powers and duties 
set forth in Section 2.2.6.E.2, the Historic Preservation Commission has the authority to 
take the following actions with respect to this application: 
 

1. Approve the application as submitted by the Applicant; 
2. Approve the application with conditions; or 
3. Deny the application as submitted by the Applicant. 

 
 
 
 
 
ATTACHMENTS: 

1. Location and Zoning Map  
2. Application (Amendment 2) 05.07.2026 
3. Approved Final COFA 12.10.2025 
4. Elevation Changes and Proposed Doors 
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LOCATION & ZONING MAP 
36 Wharf Street 

Neighborhood General-HD District 

ATTACHMENT 1
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Garage Man Door Second Story Door ATTACHMENT 4
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M E M O R A N D U M  

TO: Historic Preservation Commissioners  

FROM: Town of Bluffton Growth Management Staff 

RE: Site Feature Permits from May 17, 2026, to June 16, 2026 

DATE: July 1, 2026 

SUMMARY: Town Staff will be updating the Historic Preservation Commission (HPC) monthly on all site 

feature permits that have been applied for, approved, denied, withdrawn, put on hold, or issued. These 

permits are reviewed at Staff level.  

Address Description of Application Staff Status

32 Lawrence St Repairs to rotten wood on house Caroline Luke Approved 

1276 May River Rd Unit 
100 

Dillard Jones signage Caroline Luke Approved

1260 May River Rd Greenhouse Signage Caroline Luke Applied
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