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This Is an Information Session

 This is not a board meeting or hearing – no formal action will occur

 These meetings are focused on keeping the community informed and 

providing an opportunity to ask questions

 This meeting is being held virtually to accommodate as many people as 

possible
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Agenda

1. Current Status

2. Financing 

3. Construction Update 

4. Lake Fill Readiness 

5. Summary 

6. Q&A
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Pictured: Secord Dam primary spillway bays



Dave Kepler, President, FLTF

Pictured: Contractors assembling left (dam right) seal plate on the ground to compare to the 

template for Sanford Dam. 
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Property Owner Communications

 Communications summary since 2019:

 7,348 emails answered

 231 email news flashes

 50+ webinars

5

 The best way to stay up-to-date with FLTF 

plans is our email News Flash

 Construction newsletter will restart in August

 Scan the QR code to sign up for emails



2025 Special Assessment Rolls Are Legally Final

1. Approved by Gladwin and Midland counties in February 2024.

1. Upheld by the Midland County Circuit Court and Michigan Court of 

Appeals and are now legally final.  

2. Michigan Supreme Court denied Heron Cove Association’s application to 

leave for appeal on April 11, 2025. All appeals are exhausted. 

3. The two federal lawsuits have been dismissed.

2. The Operations & Maintenance and Capital Assessment will be on the 

winter 2025 tax bill.

1. Letter entering mail system within next two weeks with your 2025 

assessment amounts

3. FLTF cannot change individual property owner’s assessments.
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Financing is Proceeding

 The first series of Four Lakes Special Assessment District bonds for $80 

million were issued on June 25 with an effective interest rate of 5.94%

 FLTF has received those funds

 The second series of bonds will likely be issued by mid-year 2026

 $12 million of the state grant was advanced to FLTF in April

 ~$12 million remains to be issued in 2026
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$364,290,000.00 

$353,620,190.00 

$370,600,000.00 

 $328,000,000.00

 $338,000,000.00

 $348,000,000.00

 $358,000,000.00

 $368,000,000.00

 $378,000,000.00

 $388,000,000.00

 $398,000,000.00

Project Cost Estimate

Dec-23 Mar-24 Apr-25

Overall Project Cost Estimate

 December 2023 project cost estimates included 

contracts in place at Secord, Smallwood, 

Sanford and cost estimate at Edenville*

 March 2024 Edenville bids came in under cost 

estimates reducing project estimate to 

$353M**

 April 2025 project estimate increased due to 

suspension by $15-$20M***, utilizing the 

savings from Edenville and bringing the project 

estimates back in line with December 2023 

estimate

 We will provide actual suspension cost increase 

at October webinar
*Computation of Cost

**Edenville Bid Results

***Communication on Suspension Impact ($10-20 million)
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$398M total approved 

computation of cost with 

contingency

Contingency not included 

https://www.four-lakes-taskforce-mi.com/uploads/1/2/3/1/123199575/capital_assessment_memo_with_attachments_final_updated_1.29.24.pdf
https://www.four-lakes-taskforce-mi.com/document-library-21/edenville-dam-restoration-project-bid-summary
https://www.four-lakes-taskforce-mi.com/uploads/1/2/3/1/123199575/may_14_webinar_slides.pdf


Indicative Estimate*: Completion Dates
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Dam
Estimated Substantial 

Completion Date
Lake Refill Duration

Secord Summer 2026
If Secord Lake refill starts by May, it could take 7-14 days. If it's 

refilled between June and October, it could take 31-100 days.

Smallwood Spring 2026

If Smallwood Lake refill starts by May, it could take 22-23 days. 

If it's refilled between June and October, it could take 32-59 

days.

Edenville Fall 2027
If Wixom Lake refill starts by May, it could take 28-36 days. If 

it's refilled between June and October, it could take 63-95 days.

Sanford Spring 2026
If Sanford Lake refill starts by May, it could take 31 days. If it's 

refilled between June and October, it could take 51-81 days.

*We will have a clearer estimate on completion dates by September

Note that substantial completion does not equal lake fill which is permitted to be done between April 15 and October 1.

Fill estimates are based on normal annual rainfall. 



Kayla Stryker, Treasurer, FLTF

Pictured: Installing bracing for the upstream coffer dam on Smallwood Dam

Financing 10



40-Year Municipal Bond Financing

First Bond Series

 $80 million in municipal bonds

 Effective interest rate of 5.94% has been secured

Second Bond Series

 Amount of bonds issued will depend on both 

prepayments received and final project cost

 Interest rate determined at time of bond issuance in 

spring 2026
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2025 Lake Level Special Assessments

 Capital Assessment is 40-year assessment to pay for design and 

construction of repairs and restoration

 The project is within contingency and we continue to look for ways to lower the 

cost

 Annual O&M (Operations & Maintenance) Assessment

 Current O&M Assessment is approved through 2029

 SAD rolls are final and apportionments remain the same and have not 

changed since February 2024
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Property Owner Letter

 By the end of July property owners will 

receive an informational letter in the 

mail

 Letter is not a bill

 Explains what to expect on your 2025 

winter tax bill

 Includes 

Operations and Maintenance Assessment

 Annual Capital Assessment

13



What Are My Capital Assessment Payoff Options?

 Moving forward, you can…

1. Pay off some or all of your Capital Assessment principal balance at any 

time and only owe interest that is accrued to that point 

2. Make additional Capital Assessment principal payments to lower your 

annual assessment going forward

3. Pay annually over 40 years (principal + interest)

 There will be another pre-pay period before the second bond 

issuance in 2026

 Opportunity to pay off any remaining obligation to avoid or lower your 

future Capital Assessment payments 
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Four Lakes Housing Support Fund

 Fund held by Midland Area Community Foundation and administered by Mid Michigan 

Community Action

 FLTF, in its capacity as a nonprofit, is providing $100,000 from private donations to initiate 

the fund and $150,000 in the form of a matching grant

 No funds are coming from the FLSAD

 Low-Income Assessment Support Fund for residents in the Special Assessment District – 

provides grants to qualified homeowners to help pay their Capital Assessment for three 

years

 Designed for low-income seniors and disabled veterans who own homestead properties

 Information for program will be available by August 1st, and homeowners can apply once 

they receive their winter 2025 tax bills

 Note: There is also pending legislation in the State of Michigan, known as the Deferral of 

Special Assessment on Homestead Act (Act 225 of 1976) 
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Financing Schedule
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Date Activity

July 1 Prepayments due to county

July 2 Interest began to accrue on first bond issuance

Late July Informational 2025 assessments letter to property owners enters mail system

December 2025 • First Capital Assessment appears on winter tax bill – principal and interest on 

first series bond and principal only on second series bond 

• ‘25-‘29 O&M Assessment appears on winter tax bill

~April to June 2026 • Second capital bond amount will be determined 

• There will be a pre-pay period for those who still have remaining assessments 

and wish to avoid some or all future interest

December 2026 and going 

forward

• Second portion of Capital Assessment appears on winter tax bill – principal 

and interest on first series bond and second series bond

• ‘25-‘29 O&M Assessment appears on winter tax bill



Warren Miller, Spicer Group

Pictured: Impact hammer driving steel sheet pile on Smallwood Dam

Construction Status 17



18 SECORD



Secord Dam – Construction Status 
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Major Work Component Current Status

Principal Spillway In progress

Auxiliary Spillway Completed

Seepage Cutoff Wall with Filter/Drains Completed

Dam Slopes Flattened Partially Completed

Low Level Outlet In progress

Controls Building In progress

Issues to manage:

• Sequencing to allow for safe demolition of existing primary spillway

• Limited space to increase number of resources on the project

• Water control



20 SMALLWOOD



Smallwood Dam – Construction Status 
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Major Work Component Current Status

Principal Spillway In progress

Auxiliary Spillway Completed

Embankment Filter/Drains Right side completed; left side not started

Dam Slopes Flattened Right side completed; left side not started

Low-Level Outlet Completed

Controls Building In progress

Issues to manage:

• Water management due to partial width upstream cofferdam

• Limited space to increase number of resources on the project



22 EDENVILLE



Edenville Dam – Construction Status 
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Major Work Component Current Status

Principal Spillways Not started

Auxiliary Spillway Not started

Seepage Cutoff Wall with Filter/Drains Partially completed

Dam Slopes Flattened Partially completed

Low Level Outlet Not started

Controls Building Not started

Issues to manage:

• Sequencing of multiple spillway construction

• Managing water control with October to May lake fill restrictions 



24 SANFORD



Sanford Dam – Construction Status 
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Major Work Component Current Status

Principal Spillway Concrete work complete, gates installation in 

progress 

Auxiliary Spillway Embankment work beginning

Seepage Cutoff Wall with Filter/Drains Not started

Dam Slopes Flattened Not started

Low Level Outlet Completed

Controls Building Partially completed

Issues to manage:

• Roller Compacted Concrete needs to be completed in fall

• Sequencing work activities on-site due to limited space 



Dave Kepler, FLTF Chair and President 

Pictured: Bottomland cleanup efforts on Wixom Lake

Lake Fill Preparation 26



Environmental Mitigation Plans

 Mitigation plans to begin work 

with start of dam construction

 Culverts 

 Natural shoreline enhancement 

 Fish habitat

 Native vegetation buffer 

 Rock vanes/J-hooks  

 Mitigation activities for U.S. Fish 

and Wildlife Service for 

incidental take permit to begin 

after lake refill
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Recreation Plans and Final Dam State

 After construction, areas of the dam sites will be 

open to the public 

 Mitigation projects with educational signage will 

be constructed at each respective project as 

applicable

 Reviewing opportunities to further enhance 

recreation opportunities at the dam sites and 

throughout the lake system 

 Seeking grants for these projects

 Coordination with potential partners to enhance the 

ecosystem and recreation around all four lakes
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Bottomland Cleanup

 Bottomland vegetation needs to be addressed before the lakes are 

refilled

 Special assessment funds can only be used for dam restoration

 This will be a community effort to make this happen and FLTF is engaged

 Sanford, Secord and Smallwood bottomlands need to be cleaned up 

by the fall

 Lake Improvement Boards and Lake Association are actively engaged, along with 

some townships

 Property owners need to address first 40 ft of property 

 Contact these partners to volunteer and get involved: 

 Townships and lake improvement boards

 Lake associations
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LAKE ASSOCIATION WEBSITES

Secord: secordlakeassociation.org 

Smallwood: smallwoodlake.org 

Wixom: wixomlakeassociation.org 

Sanford: sanfordlakeassociation.org



Dave Kepler, FLTF Chair and President 
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Key Takeaways

 The special assessment rolls are final

 We have the financial capacity to restore the Four Lakes and dams

We have taken action to help those that are financially challenged

 Second round of financing in 2026

 $80 million in the project fund

 All dams are:

 Permitted and under construction

 Confident in cost and schedule

 Community needs to remain focused on lake fill readiness 
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FAQ: How Can I Help?

 Volunteer with the lake associations 

 Donate funds to your lake association, Four Lakes Housing 

Fund or FLTF

 Prepare the first 40-50 feet of your property’s bottomlands

 Mow invasive phragmites in the fall when they’re dormant

 Remove loose debris from bottomlands (trees, branches, 

objects, etc.)

 Address your neighborhood common areas

 Attend the natural shoreline restoration meetings that will be 

hosted in 2025 and 2026 (1 webinar tentatively in 2025 

and 3 in-person training events in 2026)

 Buy local 
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Property Owner Communications Expectations

 End of July: Be on the lookout for a letter in your mailbox

 September: 5-year progress report

 Upcoming Board Meetings:

 July 15 | 12:00 pm – 2:00 pm

October 14 | 12:00 pm – 2:00 pm

 December 9 | 12:00 pm – 2:00 pm

 Upcoming Webinars:

October 8 | 5:00 pm – 7:00 pm

 December 3 | 5:00 pm – 7:00 pm

 January/February 2026: Public Sector Consultants survey
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Please use the Q&A feature in GoToWebinar or email questions 

to four.lakes.mi@gmail.com and we will address as many 

questions as we can

 Questions that have been asked multiple times before and are on our 

FAQ page we will not address but we will forward a link to you.

 Attendees with multiple questions may have only the first one 

answered. We will remove attendees that are disrespectful in their 

questions or statements.

Questions and Answers34



Thank you for joining us!35
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