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Also Present: David Perkins, Zoning Enforcement Officer 
Chris Joseph, Alternate 
Judith Mordasky & Dr. David Mordasky, Veterinary Management Assoc. 
Jay Ussery, J. R. Russo & Associates 
John Ryan, Morton Buildings 
Peter Yeskey, First Hartford Corporation representing Cumberland Fanus 
Jason Hoyne, 9 Steven Drive, Enfield (Airsoft discussion) 
Sandra Barrachina, owner Tactical Airsoft in Windsor 
Public 

Public Hearing: 

Veterinary Management Associates (Applicant), Judith Mordasky (Owner), 21 Buckley 
Highway, Stafford, CT - Special Use Application for construction of a 9,002 Sq. Ft. Veterinary 
Hospital in accordance with regulation 7.3C at 15 Buckley Highway (Map 73, Lot 2) Zone AA. 

Nancy Ravetto, Chair opened the public hearing at 7:00 p.m., with members Nancy Ravetto, 
Chair; Gene Julian, Kathy Bachiochi, Ron Howe and Cindy Rummel in attendance. Kathy 
Bachiochi read the legal notice. 

Judith Mordasky of21 Buckley Highway said she and her husband are seeking a Special Use 
pennit in the AA residential zone to build a veterinary hospital. She said they have been 
operating a veterinary practice in the AA zone since 1981. They are long-time residents and 
business owners and wish to continue to live and work in town. 

Dr. David Mordasky said they have long established roots in Stafford and their business is a 
generational business. He said this new hospital will benefit the tax base. 

• Jay Ussery of J. R. Russo & Associates out ofEast Windsor described the site. The property is 
on Buckley Highway next door to the Senior Center and is over 14 acres with frontage on both 
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Buckley Highway and Westford Avenue. They wish to put up a new building near the center of 
the site. They plan for a paved driveway off of Buckley Highway and a circular drive that will go 
completely around the building so that trailers with large animals can access the rear overhead 
door. Parking will be in the front of the building. 

Jay Ussery said the regulations do not provide a required number of parking spaces for 
veterinary hospitals, but in talking with Dr. Mordasky, he said they would likely need about 20 
spaces for employees and clients. This is similar to the requirements for physicians' offices. 
They are planning for 20 spaces, including one handicapped space. There will be sidewalks 
between the front of the parking lot and the building with plantings and landscaping. The 
hospital will tie into the sanitary sewer on Buckley Highway at an existing lateral. The site is 
also served by city water. They plan to bring in power from Westford Road at the rear of the site. 

Jay Ussery said there is a watercourse that runs through the parcel. They will construct a pre-cast 
concrete pipe arch which will span the brook. The Inland Wetlands Commission has granted 
approval and issued a permit for that structure. 

Site lighting will be on poles coming up the drive and in the parking area, and there will be wall 
packs on the building. All fixtures will be full cut-off. 

Jay Ussery discussed storm water management. There will be two basins, one to the west of the 
building which will collect roof water and water from the parking area, the other to the north of 
the watercourse which will take care of the rest of the driveway. The basins will be sized to 
reduce runoff. A storm water report was included in the submission, and their calculations 
indicate there will be no increase in runoff as a result of the construction. 

Jay Ussery addressed David Perkins preliminary comments and questions. An engineered 
retaining wall behind the building will be designed and a structural permit submitted to the town 
before construction begins. An engineer will design a metal arch for the crossing, which will be 
reviewed and approved before construction. They expect to move about 20,000 yards of material 
from the cut side to the low side mostly to create a flat area. They will need to have a 
geotechnical professional determine if the cut material is suitable to use under the building. He 
said he expects it could at least be used under the parking lot. It is unknown at this point if they 
will have to export any material, but if they do need to move material out, they will use Route 
190. If fill is brought in, it will come from an area gravel supplier. 

Jay Ussery said that all water that falls on impervious surfaces at the site will go through the 
drainage system and into the basins. There is a 3 to 1 slope so they will add mesh (a type of 
erosion blanket) and double up on silt fence until grass grows in. A catch basin can be added if 
required by staff. 

Nancy Ravetto noted that the IWWC approved a swale, which is not on the plan. There was 
discussion about whether or not this was necessary, and clarification with the Inland Wetlands 
Commission and David Perkins might be required. 
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Jay Ussery said most times of the year the two basins will maintain a small pool of water, but 
they could potentially become dry in July or August when there is little rainfall. 

Jay Ussery indicated the locations for the tracking pads and said they will also apply for the 
required encroachment permit. With regard to bonding, he said he will prepare an estimate for 
staff so that it can be discussed further. He noted the site has already been cleared. 

Gene Julian asked how far the building will be off Route 190. Jay Ussery said it will be close to 
1,000 feet. The building will be up higher than the street, so could be seen from the road, but it 
will be far back, closer to Westford Road. There will be a sign, yet to be designed, at Route 190. 

Gene Julian asked Ron Houle his opinion if they need an outlet structure from the detention 
pond. Ron did not think they would need one on the first pond. David Perkins said he had some 
concern about the first flush into the brook, not the contents of the water, but rather the volume. 
Ron Houle said a hooded discharge could be installed to address David's concerns. He said they 
could also install larger riprap. David Perkins said he would work with the engineer to determine 
the best course of action. 

David Perkins said he had some concern where the fill would be coming from as 20,000 cubic 
yards may not be a viable number. He would like to get an idea how many trucks would be 
coming in and out of the site and where they would be going when they exit. Material cannot be 
stockpiled on the site. He also asked about rock crushing or blasting. Jay Ussery said there could 
be some if ledge is discovered, and if they run into this situation they may come back before the 
Commission. He said there would be some use for large boulders as they could be placed around 
the toe of the slope. 

David Perkins asked if there were any concerns about after hours' security at the hospital. Judith 
Mordasky said she did not think so, and that staff and animals would be on site 24-hours a day. 

Additional general regulations with regard to veterinary hospitals, landscape buffers and setbacks 
were reviewed. 

John Ryan, a sales consultant with Morton Buildings out of Morton, Illinois, discussed the 
proposed building. This will be a wood and steel building, with terra cotta stone wainscoting. It 
will essentially be four buildings in one. The slopes will be a 4/12 pitch. As the general 
contractor, Morton Buildings will have a trailer on site with a construction supervisor. The 
building will have vented soffits, and the windows in the rooms where animals are kept will not 
be able to be opened. 

The building will have two main entrances. Judith Mordasky said the one to the right will be for 
grooming. The color scheme will be charcoal, ivory and light terra cotta stone. Judith Mordasky 
provided pictures and color palettes. There will be a logo about the front door. Construction is 
expected to take six to eight months, and full-stamped engineered plans will be provided. 
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• The public hearing was opened to public comment. David Walsh of21 Grant Avenue spoke in 
support ofthe application. As a member of the Board ofFinance, he said there is a need to grow 
the tax base and this will be a big positive to the town. As a pet owner he said the hospital will 
provide more veterinary services to residents. He also praised the Mordaskys for their support of 
various organizations over their many years in town. 

Tony Guglielmo of 100 Stafford Street also spoke in favor of the application. He said it is 
important to support local businesses and families. 

John Mordasky, father ofDavid Mordasky, spoke in favor of the application. He spoke highly of 
his son as a veterinarian and for his commitment to the town. He said the new hospital will be an 
asset to the town and will help raise the grand list. He also thanked the Commission for their 
efforts. 

• 

Gene Julian asked David Perkins ifhe felt the need to revisit the swale discussion with the Inland 
Wetlands Commission. David Perkins said the swale issue came up because he was concerned 
about erosion on the steep hill going into the wetlands, which is close by. Dr. Mordasky said he 
spoke to John Wilson on the IWWC that morning and noted that when this was discussed at their 
Commission meeting, they considered various methods to control erosion including adding or 
using chipped stumps as a wood swale. Dr. Mordasky said he sees it as a fluid situation where 
they need to do whatever is necessary to control erosion. He said a swale might not be enough, 
but there was general agreement that they would need to add or subtract methods along the way 
as the situation developed. Ron Houle and David Mordasky agreed that this is a situation that 
will need to be monitored from day one. 

Gene Julian said he would want to follow the direction of the IWWC, but felt comfortable if 
David Perkins worked with them to control the erosion as they felt necessary. David Perkins said 
the fire marshal was good with the plan and the Health Department expressed no issues. 

Cindy Rummel made a motion to close the public hearing, seconded by Gene Julian. All were in 
favor. 

Regular Meeting Agenda: 

1. Call to order and establish a quorum. 
2. Review minutes of April 23, 2019 Regular Meeting. 
3. Discussion possible action on public hearing item. 
4. Discussion Airsoft (paintball) Club 

• 
5. Floating Zones discussion 
6. New and Other Business 
7. Adjournment 
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• 1. Call to order and establish a quorum. 

Nancy Ravetto, Chair, called the regular meeting to order at 8:03 p.m., establishing a quorum 

with Nancy Ravetto, Chair; Gene Julian, Kathy Bachiochi, Ron Houle, and Cindy Rummel. 


2. 	 Review minutes of April 23, 2019 Regular meeting. 
Gene Julian made a motion to approve the April 23, 2019 Regular meeting minutes, 
seconded by Ron Houle. All were in favor. 

3. 	 Discussion possible action on public hearing. 
Ron Houle said he felt this was a good plan, and everything should go well if they keep an 
eye on erosion from beginning to end. Nancy Ravetto also approved. She said they need to 
support their long time businesses in town, and this is especially good for their farming 
community as there are not many veterinarians that care for large animals. She said it was a 
good design, adheres to their regulations, and the applicant addressed concerns from the ZEO 
and IWWC. 

Ron Houle made a motion, seconded by Gene Julian, to approve the application submitted by 
Veterinary Management Associates for construction ofa 9,002 sq. ft. Veterinary Hospital at 
15 Buckley Highway. 

• 
The infonnation submitted includes: 
Application dated 4123/2019 
Site plan entitled Stafford Veterinary Office dated 5/3119 with revisions dated 5/9119 by 
J. R. Russo and Associates, LLC. Architectural drawings by Allied Design Architecture and 
Engineering Group dated 1128/19 revised 2/27/19. 
Inland Wetlands and Watercourses Commission Report 

8.10 Criteria for decision: 
The commission finds that the standards set forth in Section 8.1 Oa of the Zoning Regulations 
have been met. The site plan shows the construction of a veterinary Hospital that is in 
harmony with the neighborhood and that complies with the regulations. The Inland Wetlands 
Commission has rendered a favorable report to the Commission. The plan is in accordance 
with the POCD. The plan is compatible with the character of the neighborhood and does not 
cause excessive traffic or safety concerns. 

Conditions: 
A. Landscaping Bond $ amount to be submitted by applicant and reviewed and approved by 

ZEO. 

A vote was taken on the motion and all were in favor. 

• 
Kathy Bachiochi made a motion, seconded by Gene Julian to add a discussion on Cumberland 
Farms to the agenda. All were in favor. 
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• 4. Cumberland Farms Discussion. 
Peter Yeskey of First Hartford Group representing Cumberland Farms said they would like to 
make two small modifications to their previously approved application. These are 
statewide/system-wide changes to their stores. 

The applicant would like to remove the previously approved mansard canopy. They are 
proposing keeping some trim work at the top as well as their branded green stripe. They 
would also like to eliminate the outdoor seating, a cost benefit analysis decision based on 
construction and maintenance. Instead of outdoor seating there would be a sidewalk and 
additional landscaping. 

Nancy Ravetto and Gene Julian said they both felt that the outdoor seating should be kept as 
it will likely be very popular with customers and that amenity could be a big selling point. 
Cindy Rummel said she was not sure they could require outdoor seating. Gene Julian said the 
original plan was approved with outdoor seating. Chris Joseph asked if the seating might stall 
moving business along and if they kept the seating if they should not increase the parking 
spaces as well. Ron Houle said they would probably get a lot of customers walking to this 
location. His only concern would be loitering. It was noted that Cumberland Farms closes its 
outdoor seating at sunset. 

Nancy Ravetto asked if they allowed the roof change, but insisted on keeping the outdoor 

• 
seating, if it would impede the project going forward. Peter Yeskey said the plan was going 
forward either way. He said they are tracking for a late July construction start date. 

Gene Julian made a motion, seconded by Kathy Bachiochi to allow the deletion of the 
mansard roof but to retain the outdoor seating. Gene Julian, Kathy Bachiochi, and Nancy 
Ravetto voted in favor. Cindy Rummel and Ron Houle were opposed. Motion carried. 

5. 	 Discussion Airsoft (paintball) Club. 
David Perkins noted the May 1,2019 email he received (in Commissioners' packets) from 
Sandra Barrachina, owner of Tactical Airsoft in Windsor. He said she also sent him two 
Freedom of Infonnation requests for the Plymouth airsoft regulations and the names and 
contact infonnation for the Inland Wetlands Commission and the Health Department, which 
he provided. 

Jason Hoyne along with a friend, Joe, who also plays airsoft as part of the group, attended the 
meeting, as did Sandra Barrachina. Gene Julian said he should have indicated at their last 
discussion that the airsoft group that would like to fonn a club should not be able to continue 
operating until they get Wetlands and Health Department approvals and until regulations are 
crafted. He said they are operating in a Water Management Zone and they may need to issue 
a cease and desist order. 

• 
Nancy Ravetto said she was concerned about the pellets used in the games, and whether they 
are harmful to the environment. She was concerned if they get into to the riverbed or if they 
are ingested by birds or fish. Jason Hoyne said he was not exactly sure what the pellets are 
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• made from but that bio pellets and tracer rounds that are biodegradable can be purchased 
online. 

Ron Houle confirmed that the unofficial club pays rent to the landowners. There was a 

• 


discussion about potential liability if anyone was injured on the property. 

There was a discussion about whether the objection to their operation was due to competition 
or rather concerns for the health and safety of players. Gene Julian said the Commission's 
concern should be only about what is being done on Stafford property. He said if they don't 
have any regulations for it, then it is not allowed. 

Cindy Rummel said there may be a factual misunderstanding. She said the group first came 
before them because they wanted to establish a club. Therefore, the Commission understands 
they are not yet a club. She said the Commission has no authority over their group as they 
should be seen as just a group of friends getting together for play. Sandra Barrachina said 
they are a club and she showed information on waivers that she got from players at the field. 
She said they call themselves a club on Facebook. She said they may not be an official 
business or club, but they are leasing property to hold the games and they are trying to 
circumvent the law. She said the group should have to abide by the same rules she has to. She 
said she was concerned about the safety of players and that they could damage the image of 
the airsoft industry. Cindy Rummel said any landowner has a right to require that people on 
their land sign a waiver. 

Nancy Ravetto asked what they call their group, if on Facebook they refer to having thirty 
members. Jason Hoyne said they are Facebook page members. He said none oftheir 
members pays any fees. The only money dispersed is by him and Joe Valder who pay the 
rent for the field. Once they become a club, they intend to charge fees or dues. 

Jason Hoyne said Sandra Barrachina's operation is a for-profit operation, and they hope to 
become a club that can operate as a not-for-profit. They want to serve veterans groups. He 
said right now they are just a bunch of friends who get together and play. 

A question arose if there are any buildings on the parcel as part of the playing field. Jason 
Hoyne said they are just facades. David Perkins said they are pallets, not structures, and they 
are not close to the river. 

Gene Julian said once they learn about an activity they are obligated to act on it. He said he 
felt the airsoft players should get approvals from Wetlands and the Health department. Nancy 
Ravetto said they would then need to write regulations that are conducive to that recreational 
component. 

Cindy Rummel said there is a proposal to establish themselves as a club in the future, but 

• 
right now they are just a group ofguys getting together for play. She said at this point, she 
feels the Commission has no jurisdiction over them. Gene Julian said he agreed, but felt they 
should at least direct them to go to the Health Department and the Inland Wetlands 
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• Commission. David Perkins said he agreed they cannot regulate what people do on their 
property in this instance. He said he is obligated to respond to complaints, but this is not 
about noise or any nuisance activity. Nancy Ravetto asked if they allowed this activity in the 
WM zone if they would be opening up all clubs to have activities in WM zones. She 
suggested if they allow any fonnal club activity in the future, it should be by Special Use 
Pennit. David Perkins agreed. 

There was consensus for the Airsoft group to work with David Perkins and the IWWC. and 
they will put a discussion of this on an upcoming agenda. Nancy Ravetto also reminded 
Jason Hoyne to get her infonnation on the pellets. The Commission left it to the discretion of 
the ZEO whether they may continue playing on the parcel. 

6. 	 Floating Zones. 

This item was tabled. 


7. 	 New and Other Business. 
David Perkins said he received an application from a resident at 230 Munson Road, which is 
in the Water Management Zone. He said the property has a single family home on it and they 
want to add a greenhouse. Per the regulations, he needs to have a survey with wetlands and 
flood plains delineated. This would be costly and he questioned why the applicant would 
need to go through that expense. However, the Zoning Regulations say he cannot waive those 
requirements. He asked for direction from the Commission. 

• Nancy Ravetto noted that the requirement could be waived if it is ofa minor nature. There 
was consensus that this was ofa minor nature and they should only require a full site plan if 
they were building an entire house. 

Nancy Ravetto reported that Dr. Poland is nearing completion of his report and they are 
looking for a date when he could come in to review his findings. The Commission discussed 
holding a special meeting on Wednesday, May 29,2019 and inviting the Economic 
Development Commission and Board of Selectmen so they all might discuss it. The 
Commission agreed to the May 29 date at 7:00 p.m., noting the Veterans' Meeting Room was 
free. Chris Joseph asked if they will have time to review the report before the meeting date. 
Nancy Ravetto said they should get the report early as they do the agenda so they would have 
time to review it. Nancy said she would confinn the date and time with Dr. Poland. 

8. 	 Adjournment. 
Ron Houle made a motion to adjourn, seconded by Cindy Rummel. All were in favor. The 
May 14, 2019 Stafford Planning and Zoning Commission meeting was adjourned at 
9:07p.m. 

Respectfully submitted, • 
t~~ 

Annie Gentile 

• 
Recording Secretary 
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