
Summerset City Commission 
Special Meeting w/Planning & Zoning in Attendance 

Summerset Municipal Building 
7055 Leisure Lane 

Monday, November 17th, 2025, 6:00 P.M. 
 
Mayor Michael Kitzmiller called the special meeting to order at 6:00 p.m. Commissioners Clyde Hirsch, Gwenn 
Markham, Michael Osten, and Jordan Pulscher were present. City Administrator Lisa Schieffer and City Attorney 
Michael Wheeler were also present. Planning and Zoning Members present were Casey Kenrick, Dustin Hirsch, 
Brody Oldfield, Mitchell Woldt (via zoom) and Brittni Bjorum (via zoom). Chris Robinson, Eric Jasper, and Lindsay 
Shagla were present from HDR Engineering along with Tobin Morris of Colliers Securities LLC (via zoom). 
 
Present for Norman Ranch were Tony Thompson, Shawn Rost, Megan Kingsbury, Kyle Treloar (via zoom), Ian 
Garduna/Renner Engineering, Representatives from Rapid Construction, Attorney Jeff Collins, and Attorney Mike 
Nadolski. 
 
Mayor Kitzmiller led in the Pledge of Allegiance. 
 
Commissioner Osten gave the invocation. 
 
Citizen Input 
No citizen input.  
 
Presentation and Project Overview of Highlands at Norman Ranch 
Motion by Osten, second by Markham to open discussion. Motion carried. 
 
Megan Kingsbury and Tony Thompson presented to the Board a presentation regarding the Highlands at Norman 
Ranch. Thompson gave an overview of the project history and structure of the same which included: 

• Administration 
• Engineering 
• Force Main Sizing 
• Municipal Authority 

Kingsbury went on to explain that the purpose of the presentation was to inform everyone on the complex 
development of this project. Kingbury went over the project, explaining in detail: 

• Regional Impact 
• Financial Impact 
• Benefits to Summerset 

A handout entitled Highland at Norman Ranch – Built for Living, Designed for Community was given to the Board of 
Commissioners. Extra copies were available for the public in order to meet open meeting laws.  

Kingsbury went over the Economic Impact Report pointing out the Fees, Tax Revenue, and financial benefits from 
Phase 1 to the City of Summerset. Next Kingsbury discussed the design element that Renner Engineering had 
completed.  

Kingsbury went on to discuss the needs of Summerset regarding affordable housing. Kingbury pointed out where 
the city, working on their draft comprehensive plan, has had several public meetings/surveys that went out, and  
citizens gave feedback for the need.  

Kingsbury went over the Project Design which included the annexation of the property, zoning of R-3 (multi-family 
residential) because of its flexibility, and phasing of the project.  



Kingsbury described the different phases of the project as Phase 1A (final plat), Phase 1B (preliminary plat) and 
Phase 1C. A special note to the development plan is part of area is in the wetlands and is governed by the Corps of 
Engineers.  Also, discussed were the covenants that run with the land.  

Kingsbury laid out the chronological order and gave the history on the annexation, zoning and then the 
Developer’s Agreement, which laid out the framework for the project. Next Kingsbury discussed what Tax 
Increment Financing was and the different types of classifications: 

• Local 
• Economic Development 
• Affordable Housing 
• Industrial 

The TIF that was given by the City of Summerset to Norman Ranch was considered affordable housing. Affordable 
housing is defined as up to $410,000.00. 

Attorney Jeff Collins explained the risk sharing of a TIF and laid out an example of a lawsuit (public) wherein the 
city is protected. Kingsbury then concluded with how a TIF works. 

City Attorney Mike Wheeler asked about the grant that Norman Ranch had received. Thompson stated that it was 
part of the American Recovery Grant that they applied for and was awarded 3.2 million to use for 2 ½ miles of 
infrastructure. Rost went on to state that it was deemed by merit, and they had qualified for the same.  

Kingsbury went on to discuss the Engineering and Review Process. Said reviewing agencies were the City of 
Summerset, Meade County, SDDANR, SDDOT, BHWUD, RCPE Railroad. Expert consultants were Renner Associates, 
JEO, Eocene (USACE), Dakota Pump, Malone Engineering, Dakota Testing & Engineering. Four rounds of reviews by 
HDR were completed along with submittals.  

Kingsbury moved to the construction discussion regarding the preliminary plat, grading plan, and contractors 
which included: Midwest Contracting Solutions, with subcontractors: Rapid Construction, J&J Asphalt, Mushitz, and 
Timber Ridge.  

Next Kingsbury went over the Utilities and Infrastructure and Quality Assurance Overview. Thompson stated the 
quality assurance was an additional 6 inch (6”) base course on Highlands Way, triple geotechnical testing, 
continuous on-site inspection, and aerial progress monitoring. Discussion was had about the boring under the 
railroad, Norman Avenue, Interstate I-90, and Sturgis Road.  

There being no more discussion on the power point presentation, motion was made by Markham, second by 
Pulscher to close discussion. Motion carried.  

Presentation and Overview of Developer Agreement and Tax Increment Financing 
Motion made by Hirsch, second by Markham, to open discussion. Motion carried. 
 
Currently, there is a Developer’s Agreement in place, but Norman Ranch is requesting consideration be given to 
memorialize the use of actual flows to determine how many homes can be served and to memorialize the timing 
of the upgrade requirements to the City of Summerset lift station.  The language in the proposed Developer’s 
Agreement would read as follows: 

“The threshold for the off-site lift station upgrade work to begin is triggered when average daily wastewater flow 
exceeds 30,461 GPD over a 10-day period, which represents 95% of the allowable 80 GPM capacity at the Camping 
World Lift Station. This figure is based on Summerset IDCM design criteria of 100 GPCPD, an average household 
size of 2.65 persons, and a peaking factor of 3.5.  Once this threshold is met, no additional certificates of 
occupancy will be issued for Norman Ranch Subdivision until all required lift station improvements are completed. 
The Developers may continue to develop additional lots and homes at their own risk during the interim.” 



“Wastewater flow will be measured and recorded at the Norman Ranch lift station and collected by the lift stations 
SCADA system. The city will monitor the flow data and provide monthly reports to the developer. Once the 
threshold, as defined in VI (F.), has been reached the city will notify the developer and no additional certificates of 
occupancy will be granted for structures that connect into the wastewater system within the subdivision. The 
developer shall have the opportunity to request and review the raw flow data and perform an independent 
analysis at their own expense to verify that the threshold has been met.” 

Attorney Collins stated that he drafted the request and that this is to protect both sides and that is why they are 
asking for the modification to the Developer’s Agreement.  

Discussion ensued regarding the theoretical rates versus using actual rates. Questions were asked about disruption 
of services and timeline on when the lift station would be built. Garduna explained that there would be some 
disruption with the switchover.  

Discussion was had on whether or not the TIF would need to be changed. Kingsbury stated that if the Developer’s 
Agreement is modified more than likely the TIF would not have to be changed. 

There being no further discussion regarding the Developer’s Agreement and Tax Increment, motion was made by 
Pulscher, second by Markham to close discussion. Motion carried.  

Discussion of Ongoing Norman Ranch Development and Construction Issues 
Motion by Osten, second by Hirsch to open discussion. Motion carried. 
 
Mayor Kitzmiller explained he would like to start at the beginning and work our way through to present time. 
Public Works Director Anthony Kayl gave an overview of a list of items. 

• Allegations of updated IDCM not provided until June of 2024.  IDCM was sent to the developer team 
in 2023. Only changes to IDCM were lighting and cul de sacs over 500 feet in length. Those were sent 
in April with no response. Additional comments were sent in June and August,  

• The lift station information report that was received in August of 2022 was sent to the developer team 
September of 2022.  

• In May of 2025 we had a thrust block pour, there was some subgrade prep and were over excavated. 
The IDCM clearly states how the same must be poured. Kayl explained that it all got worked out and 
was redone and fixed. 

• Contractors arguing about ADA compliance. Contractor did not want to listen to our engineers, which 
were correct. Vanocker Development took care of that matter for us.  

• Asphalt Paving – we have requested sample thickness and have not received the results. In the pre-
construction meeting, as it pertained to how core samples were to be patched and repaired, along 
with what would happen if it rained, it was stated there was no rain on that day, but the engineer was 
wet. Gravel was removed and the hole was filled with extra asphalt. One of the sections on Moray 
Mist Lane is approximately 9 ½ inches (9 ½”) thick.  

• Construction issues on 72-inch storm sewer required repair. Per the pre-construction meeting it was 
told that inspections and repairs were to be notified to have Summerset representatives there.  There 
was no notice given for inspection of the repair and it there was grout slapped into places which are 
not up to spec. We made that information known and we have had no response.  

Discussion ensued to have all parties have open lines of communication and to make sure everyone is getting the 
information. 
Motion was made by Markham, second by Pulscher to close discussion. 
Motion by Osten, second by Markham to adjourn at 8:04 p.m. Motion carried.  
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