Town of Sullivan
Zoning Board of Adjustment
Public Hearing for G2 Holdings Special Exception
June 18, 2026, 7 pm

Present: Laura Lewandowski, Bob Switzer, temporary ZBA members Mary Ann
Kristiansen, Al Merrifield, Will Thorndike, Doug Bullock, Attorney Mike Malaguti, BJ
Wahl, Clerk

Plaintiffs - Attorneys Ariane and Tom Ice, Cody Gordon (G2 Holdings), Justin
Daigenault (Granite Engineering)

Public: Leslie Casey, James Newcombe, Tim Newcombe, Mike Perez Il, Friedrich
Moeckel, Jim Manley, Jason Beaubien, Jaclyn Guinane, Walt Bolles, Theresa Louden,
Nancy and Jonathan Proctor, John Bellin, Katherine Bezio, Andrew Newcombe, Joseph
Vicinanzo, Stephen Parker, Elizabeth Newcombe

« Chairman Bob Switzer called the meeting to order at 7 pm and introduced the
temporary board. He then left as he had recused himself at the last meeting.

+ Al Merrifield asked for nominations for a temporary chair. Will nominated Al,
seconded by Mary Ann. All aye.

+ Al nominated Will to be vice chair, seconded by Mary Ann. All aye.

+ Al introduced rules of procedure to be adopted. On a motion from Doug, seconded
by Will, the proposed rules were accepted. All aye.

+ Al then asked if the G2 proposal has a regional impact? Mike Malaguti read the
definition of regional impact. Mary Ann moved that it does have a regional impact,
seconded by Doug. All aye.

+ Al then invited the applicant to present their proposal.

+ On a point of order, Jim Manley’s attorney, Friedrich Moeckel, asked for a copy of the
rules of procedure and also how the meeting would be structured in terms of time.
Ariane said that the applicant’s time should not be restricted.

+ Ariane and Justin representing G2 spoke about the proposal. Ariane said that while
the project has been referred to as a gravel pit, it is really just the removal of natural
material. There will be no processing or road access in Sullivan. Access will be
through the Keene land to get to the Sullivan areas. This Board only needs to
ascertain that their application meets the criteria for a Special Exception. There is
already an active extraction in the adjoining property in Keene. That makes the site
ideally suited for earth excavation. It is 200 acres of heavily forested land. Removal of
material is consistent with Sullivan’s Master Plan. It is a lawful use of G2’s land.

+ Ariane continued that G2 has submitted competent expert opinions in its application.
One expert states that there will be no harmful offsite effects from the blasting.
Another asserts that property values will not decrease. A third says there will be no
permanent displacement of wildlife. Furthermore, the town’s assessor, Avitar, has
concluded that the “highest and best use” of this land is for gravel removal. Avitar’s
assessor Monique Newcomb was asked to appear before the Board but that hasn’t
happened. The land is being taxed for gravel extraction.



+ Ariane stated that all criteria before the Board has been met. There will be a lot of
public comment that will pertain to Planning Board criteria, not the ZBA's.

+ The applicant hasn’t decided on the actual sites for gravel removal yet. That will be
worked out with the Planning Board. The Sullivan Planning Board will probably use
the Keene Planning Board’s extra conditions to be met.

« Mary Ann asked what areas will be excavated. Are there places that won’t be? Justin
replied that the wetlands of course will not be used. He pointed out areas on the map
that might be. There may potentially be areas adjacent to the existing Sullivan pit as
well.

+ Doug asked what area of the 200 acres would be included? Arianne said that would
be in the Planning Board’s purview. They believe the whole parcel qualifies but the
Planning Board will decide if any areas are not suitable. The NH statute that guides
this is RSA 155-E.

+ She said that the land is being taxed as a gravel pit, and that the State says that
towns have to allow these pits. She said that the State Legislature says that towns
have to put a gravel pit somewhere. This site is ideal as it is not using Sullivan roads
nor will processing be done in Sullivan. Sullivan has to allow the excavation as it is
State law.

+ Doug asked about wildlife displacement. She replied that the area will be used in 5 to
10 acre phases and then that land will be reclaimed. That will be the maximum
disturbance at any one time. The wildlife can migrate to the other many acres that will
not be disturbed at that time. They will come back after restoration.

* Mary Ann asked how reclamation would work. Ariane said that is not in the ZBA’s
purview, but that topsoil would be stockpiled and returned to the disturbed area,
loam spread, and grass seed applied, according to State statutes. They will restore
the areas to a natural habitat prior to moving on to another site.

+ Will asked what short term displacement means? Ariane replied that reclamation
would occur immediately after removal.

« Mary Ann asked about the fact that a geologist wrote a statement about real estate
values. That doesn’t seem like his area of expertise. She also asked about James
Widener, a local real estate broker’s experience, and asked if G2 had ever worked
with an appraiser. Ariane replied no.

+ Mary Ann asked about blasting, and how the phasing of areas would work. Arianne
replied that that would be for the Planning Board to decide. In Keene, it will probably
be 12-13 years of excavation. Each phase will take a couple of years. Mary Ann
asked about the activity in Sullivan and how long that would take. Justin said they’d
need to do a design study first to decide. And once an area is reclaimed, they might
decide to build houses there. Mary Ann asked if it might go on for years, with
blasting, earth moving, and trucks, and they answered yes.

+ Mary Ann asked if G2 will have a monitoring program, and how that would work.
Ariane talked about Gilsum and that Sullivan would be different. People in Gilsum
blame G2 for things that the experts don’t feel were their fault. G2 is a local company
and doesn’t want neighbors to be upset. Will people feel low level vibrations? Yes,
and maybe some blasting noise too. But it’s too far away to cause damage. The
Planning Board will set the conditions for hours and days when they are allowed to
blast.



Ariane asked if not here, then where? It is required to be somewhere. Gravel is
important. Is this a good site? This Board’s only responsibility is to decide if it meets
the criteria. Its “highest and best use” is as a gravel pit, or earth excavation,
according to Avitar.

Al then opened the meeting to a public hearing. He asked that people speak no
longer than 3 minutes. Then the applicant will be allowed a rebuttal. Because of the
regional impact, there will have to be a continuation to a subsequent meeting.
Katherine Bezio wondered how RSA 673:15 was relevant. [This statute is in regards
to land use chairs having the power to compel witness attendance and administer
oaths. She might have had the wrong number here.] Ariane replied that she would not
be answering the public’s questions. Mike, the town attorney, stated he did not
remember hearing that and didn’t at the moment know what that statute is.

John Belliveau is concerned about the reclamation process. The Master Plan, section
13B talks about time tables, soil disturbance, and reseeding. He is afraid that if you
just replace the soil and put in grass seed, then invasive species will take over. If you
just plant grass, where’s the forest? The prior behaviors of G2 in Sullivan and in other
towns too concerns him. He would like a bond to hold them to better behavior. He is
not opposed to having a gravel pit, but wants there to be control over activities and
reclamation.

Jim Manley voiced opposition to to the 3 minute rule as he is the major abutter and
had prepared a presentation. He said that would violate his right to due process. Al
allowed him to proceed. Ariane demanded a copy of Jim’s written testimony and was
given one. Jim explained that he has filed several lawsuits and that there is currently
a stay on the Keene pit with the NH Supreme Court. He is awaiting a decision by the
Superior Court for the absence of a Special Exception in Keene. He stated that earth
removal does not involve dynamite, that this is blasting rock. He said the law states
that a town must consider a gravel pit but does not need to approve one. He stated
that approving this pit would permanently destroy the rural residential character of
our town. In addition to health, safety, and environmental affects to our town,
property values would decline, which would affect everyone’s taxes. The town would
gain next to negligible amounts of tax revenue from G2.

Jim explained that there are 22 households within 1/2 mile of the proposed
excavation. He is opposed to the noise, dust, and vibrations which will be detrimental
to people and animals for 13+ years. Most of these houses are downhill. He feels that
wells may run dry or be contaminated due to blasting. He stated that G2 will not be
doing water and well testing and foundation inspections beforehand to establish
base lines and didn’t in Keene or Gilsum either. They should do that here in Sullivan.
He asked if there will be any bonds in place to pay for repairs. He said that this pit is
not required, that there are already 42 active gravel pits in Cheshire County.

Jim also presented many professional studies that conclude that property values will
fall up to 30% for homes within 1/2 mile from an earth extraction operation that
requires blasting, with affects on declining values for up to 3 miles from the blasting.
He showed several charts from professional articles regarding these impacts to
property values. This might reduce Sullivan’s tax base by 5-8 million dollars. So taxes
will have to increase for other properties in town in order to meet the town’s budget
requirements. Jim went through some of his other handouts. He feels that the project



does not meet the Special Exception criteria. The Board has to consider a Special
Exception, but is not required to grant it.

« Nancy Proctor of Keene has 45 years experience in real estate. She recently sold 3
fairly expensive properties in Sullivan. She said proximity to a gravel pit would have
to be disclosed to potential buyers and that this alone would cause many buyers to
not consider these properties. She is adamant that this will negatively affect property
values and marketability for 13+ years.

Elizabeth Newcombe presented 3 more letters from area realtors to the Board.

+ Andrew Newcombe presented written testimony as well. He stated that according to
NH RSA 155-E, ZBAs may grant Special Exceptions for gravel removal, but they are
not required to grant it. He feels that 155-E supports denying this application in that
the State policy as enumerated in this statute prioritizes avoiding undue disruption or
conflict with local land use patterns and policies. Here in Sullivan our CPO and
Master Plan prioritizes rural residential land use. This proposed use directly
contradicts that. Further, G2’s stating that because their land is taxed for gravel
removal has no bearing on this decision. There are only 5 criteria that this Board
needs to consider and he addresses why this application fails the 5 criteria in his
handout. He stated that G2 has demonstrated that they do not respect zoning
regulations and procedures. He opposed their operation in Keene and does not want
it in Sullivan either.

+ Walt Bolles said he lives almost as close to the proposed site as Jim Manley. He sent
a letter to the old Board and hopes it will be included. He wonders if something
happens to his well if G2 will do anything.

+ Jason Beaubien is a Gilsum resident. He stated that G2’s gravel pit in Gilsum has
really impacted the town’s residents. He is fairly far from the pit but still really feels
the blasting. He claims it has affected his water system, filling it with silt which
resulted in a lot of damage and cleanup. He said that G2 is removing 500,000 cubic
yards of gravel, which is worth approximately 7.5 million dollars, but that the abutters
have to pay for all the damage to their wells and structures. He says that the blasting
has also affected the flow of Thompson Brook. He said that trust matters and that
trust has been broken in Gilsum. Sullivan should be aware of how many people in
Gilsum are disappointed that they approved G2’s application there.

+ Elizabeth Newcombe, an abutter, said that abutters voices should matter. She said
granting this would affect the character of the town for years to come. People are
now afraid to build in town and this will affect the tax base. She now won’t build here
and probably won’t be able to find a buyer for her land. She is also a realtor with 12
years of experience and knows that this project would affect property values and
marketability for years to come. There will be 13+ years of noise, dust, and vibrations.
Her property taxes would have been $10-15,000 a year, and she estimates that the
town will only receive $3,042 a year for the actual gravel removal. This quarry has a
low impact on Keene as almost no Keene residents live close by. In Sullivan, the
quarry would be much closer to homes. Just because they will operate in Keene is
not relevant. The Sullivan operation is much closer to residential homes. One of the
criteria states that the operation not be obnoxious or injurious or offensive by reason
of dust, vibration, and noise. These adverse effects will be present. There will also be
dangerous 50 foot cliffs left after excavation. Silicon dust from these operations is a



Class 1 carcinogen and causes harm to people and wildlife. G2 does not have the
right to excavate here and it should be the duty of the Board to protect residents,
aquifers, ground and surface water, and wildlife, which is another key position of
Sullivan’s Master Plan. Gilsum, Swanzey and other nearby towns have all had effects
on their houses and wells. Keene is requiring pre and post blasting seismic
monitoring 2 miles from the blast sites, proving that significant damage can occur
even far from the sites. She is providing evidence of damage in other towns,
including a photo of a 90 foot cliff with no protective fencing around it.

+ Friedrich Moeckel, Jim Manley’s attorney, also provided handouts to the Board. He
explained that if they fail on even one of the Special Exception criteria, it can’t be
granted. Besides weighing the evidence, the Board should weigh G2’s credibility. G2
says it doesn’t yet know where it will excavate. He says that is demonstrably false. It
showed Keene exactly where it will excavate. Another false representation is that the
excavations will create 50 foot vertical ledges, which do not need to be reclaimed as
no grass will grow on cliffs. G2 already illegally excavated a site in Sullivan and that’s
why Avitar and the Selectmen deemed the land’s “highest and best use” is as a
gravel pit, so it could be taxed as that and not as current use. Property values will
drop. Their expert geologist statement is prejudiced as he works for gravel
companies. He claims that the 1981 study the geologist cited has been shot down by
other studies. Other studies have done proper analyses much more recently and
have concluded that proximity to mining activities does indeed affect property values.
There will be a diminution of property values, resulting in a $111,000 to $150,000
reduction in Sullivan’s tax revenue, resulting in everyone else’s taxes being raised.

+ Joseph Vicinanzo thinks that G2’s application will violate the criteria in 155-E:4, 3-A,
which states that the excavation will not cause diminution in neighboring property
values or unreasonably change the character of the neighborhood. He argues that
this project will fail that test on both prongs. It is reasonable to expect that property
values will fall. Local agents have come to this conclusion. He said that G2’s past
records in Brattleboro, Swanzey, Gilsum, and Keene affect potential buyers, as will
the 50 foot cliffs left behind. Both heavy equipment and cliffs are well established as
attractive nuisances and could result in injury to children or animals. The
preponderance of national professional studies has overwhelmingly affirmed that this
would result in a devaluation of property values. This would be an unreasonable
change to Sullivan’s rural residential character. An industrial area would betray this.
He feels the ZBA must deny this Special Exception as it doesn’t meet the criteria. He
said that the 1981 study that was cited was not peer reviewed and only examined 6
sites, not the minimum 30+ required to be statistically reliable. It’s also an old study
and irrelevant. The other study they cited was also not peer reviewed and was
commissioned by mining companies. Joseph then went over many other studies that
all concluded that property values near quarries definitely affect property values. The
U.S. Supreme Court has even upheld bans on quarries. Joseph provided the Board
with 10 peer reviewed studies which uphold the decline in property values.

Elizabeth Newcombe then submitted several more testimonies from people who were
unable to attend this hearing.



BJ Wahl asked for clarification on the taxing of the land as a gravel pit. Is it only the
existing un-permitted pit in Sullivan that is east of the proposed area being taxed this
way, or is it the whole 200 acres? Al said that he would try to find out.

Ariane then gave her rebuttals. She agrees with Attorney Moeckel in that the Board
can only consider the 5-6 criteria. She believes that G2’s creditable experts have not
been disqualified. She believes that all of the real estate information given by the
public should be disqualified as it was solicited by a fellow realtor. She knows of 4
acres that they know they will quarry but are not yet sure what other areas will be
mined. She says that Mr. Manley’s lawsuits are irrelevant to this Board, and that the
Board should consider the public testimony as flawed. Keene has been approved so
there is already a gravel pit. So if property values decline, they have already declined
because of the proximity of the Keene pits. That’s why this is a perfect location. Also,
rules of procedure were adopted, a time limit was established, but people were
allowed to talk for more than 3 minutes.

+ Al closed the public hearing at 8:52 pm, on a motion from Doug, seconded by Mary
Ann. All aye.

On a motion from Doug, seconded by Mary Ann, the continuation of the meeting will
be on July 23rd at 7 pm in the Town Hall. All aye.

Mike explained that the regional abutters, Keene and Roxbury, will need to be notified
and allowed to testify, and that there could also be further testimony and rebuttal by
the applicant. On a motion by Mary Ann, seconded by Doug, it was moved that this
is so. All aye.

If the regional abutters wish to speak at the next meeting, they can do so, but more
likely they will submit written testimony. The applicant will have the ability to rebut.
The Board can continue to get written submissions, which will be made available by
the Administrative Assistant. They can also be put on the website.

+ Laura Lewandowski said that she didn’t recuse herself because she had no part in
what the other members of the old board have been accused of.

Al said that we have a lot of material to go through and that they hope they can make
a determination at the next meeting.

On a motion from Doug, seconded by Mary Ann, the meeting was adjourned at 9:01
pm.

Submitted by
BJ Wahl



