
BELVEDERE LAGOON 
PROPERTY OWNERS ASSOCIATION 
 
P.O.BOX 465  BELVEDERE, CALIFORNIA  94920 

 

March 2020 

To:  Belvedere Lagoon Property Owners 

Subject:  Bulkhead replacement City Permitting Process for installation of Vinyl Sheet Piling 

Dear Owners, 
Many of the original bulkheads installed at the lagoon/dry land interface have deteriorated to the point 
they may no longer function to retain soils in place.  This deterioration can result in soil erosion or 
slumping into the lagoon.  This action can partially destabilize home foundations, docks and outdoor 
patios on the lagoon side of the home.  In addition, erosion and slumping are partially to blame for the 
shallowing of the lagoon over time.  
The BLPOA Board would like to encourage home owners to review the condition of their bulkheads and 
consider upgrading or repair.  Should a new bulkhead be considered, the following guide will help to 
obtain the required City permits.  This guide has been drafted in cooperation with the City of Belvedere 
which has offered to lower the Building permit fee given the standard design proposed.  The Fee is now 
set at $463.50 for the vinyl sheet pile bulkhead (note if additional changes to docks are included then 
the fee may be higher).  This Guide is designed to help facilitate a simple and quick process for obtaining 
the necessary city permits for replacing existing1 bulkheads (of less than four feet (4 ft) high as 
measured from mudline to top of fill), with vinyl sheet piling. 
All lagoon/dry land interface bulkhead replacements should be located in the same location as the 
existing bulkhead.  This will help to avoid Design Review approval issues with the City. 
There are two permits required, A) Design Review Exemption and B) Building Permit.   
A) Design Review Exemption 
The process starts with the Design Review Exemption application, see attachment A example attached.  
We have provided the wording for the proposed project description.  This application is submitted to 
the City of Belvedere along with the Site Plan (see page C example attached), and photographs of the 
existing area of proposed work.  The Site Plan should be on an official site survey. 
Following City Staff approval of the Design Review Exemption, make contact with the Chairman of the 
BLPOA to obtain a letter from the BLPOA Chairman to the City which states that the BLPOA agrees that 
the proposed project will be entirely located on the home owner’s property and not on BLPOA property.  
This letter is necessary to obtain the required building permit. 
B) Building Permit 
Once you have the approved Design Review Exemption and the BLPOA letter in hand, you can then 
apply for your Building Permit (see page B example attached).  We have provided the wording for the 
Work Description.  This application should be submitted to the City of Belvedere along with the 
approved Design Review Exemption (page A), BLPOA letter, Site Plan (page C), Engineering Data sheet 
for Vinyl Sheet Piling (pages D & E), the appropriate section of the planned installation (page F), and 
Detailed Plan and Section views along with the wall Cap details (page G). 
The Engineering Data sheet for Vinyl Sheet Piling (pages D & E) are important and indicate the minimum 
specifications for the vinyl sheet piling to be used which will meet the design requirements for a 

                                                           
1 Not applicable for “FEMA” homes (where an existing home is completely demolished and replaced with a FEMA 
compliant home).  Please see Attachment (H) – Belvedere City Policy regarding Bulkheads in the Belvedere Lagoon.  



BELVEDERE LAGOON 
PROPERTY OWNERS ASSOCIATION 
 
P.O.BOX 465  BELVEDERE, CALIFORNIA  94920 

maximum 4 ft high bulkhead wall.  The 4 ft height is the difference in elevation of soil on one side of the 
wall to the level of soil on the opposite side of the wall. 
The sections on page F shows an example installation of the sheet pile at the lagoon/dryland interface 
side of the existing dock structure.  Your details may be different, this is for example purposes.  
We sincerely hope you will find this packet helpful in your efforts to safe guard your homes and help 
protect this beautiful Lagoon for the enjoyment of future generations. 
Attachments: 
A)  Design Review Exemption 
B)  Permit Application 
C)  Site Plan (with Boundary survey) 
D)  Engineering Data – Vinyl Sheet Piling 
E)  Vinyl Bulkhead Products – data sheet 
F)  Sheet pile at inner edge of dock – example section 
G)  Plan View Sheet Pile Detail 
H)  City of Belvedere – Development Procedures & Policies - 

 Subject: Bulkheads in the Belvedere Lagoon 
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CITY OF BELVEDERE 
Development Procedures & Policies 

           
              

 
Background 
 
In May 22, 2017, Building Official Blake Salzman received a letter from the Belvedere Lagoon 
Property Owners Association (BLPOA) regarding bulkheads on the Belvedere Lagoon. The 
concern presented in the letter was the issues arising from the classification of lagoon bulkhead 
repairs and replacements and how they affect the BLPOA lagoon property. The bulkheads are 
retaining walls designed to protect the adjacent BLPOA property from erosion into the lagoon. 
These are historically constructed out of a variety of materials, the most recent of which is vinyl 
sheet piling. New bulkheads are designed using the requirements of California Building Code 
Section 1610 and 1807. Repairs to existing bulkheads are typically allowed to be repaired in like-
kind if it can be demonstrated that the repairs will not be detrimental to the safety of the existing 
construction.  
 
During the first half of 2017 multiple building permits applications were received by the Building 
Department to replace bulkheads with vinyl piling in the lagoon area, and were subsequently 
denied for having a lack of engineering basis or illustrated design of proposed construction. The 
BLPOA began working on a standardized design that could be utilized for the repair of bulkheads, 
to minimize obstacles in obtaining a building permit and encourage upkeep of the lagoon 
bulkheads.  
 
Comments 
 
The City of Belvedere has also expressed interest in pursuing further classifications within FEMA 
flood insurance reduction programs that relate to advanced flood safety and design principles in 
Special Flood Hazard Areas. While the City is not currently pursuing a program classification, it 
remains a relevant issue to the community and improving upon our construction design is aligned 
with this interest. 
 

 

Department(s) 
Affected: 

   

 Building  Planning  Public Works 

Policy No. BD-16 Subject: Bulkheads in the Belvedere Lagoon 
 
 

Code Ref: 

 
Municipal Code 
Section 16.04.10  
 

Effective Date:  August, 2017 
Revision Date:  

Attachments?  Yes, #    attachment(s)  No attachments 
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The BLPOA has noted the lagoon is regulated by the Association and presents a unique dilemma 
if the lagoon mud (floor) level was to be modified in the future.  On July 31st, 2017, Buestad 
Construction and C.R. Baumsteiger Construction invited the Building Official to observe torque 
testing of helical pier installations at a lagoon property. The purpose of this visit was to verify the 
practicality of an increased design requirement, and ensure that it would not be prohibitive as the 
soils at the lagoon are less than desirable to design with. Ultimately, the soils of the lagoon could 
be utilized for alternative type foundation systems and would not be cost prohibitive to a project 
with the scope of a full bulkhead replacement. 
 
Typically a bulkhead replacement occurs at the time of a whole-house tear down and complete 
replacement with a new FEMA compliant structure. Due to the increased elevation and foundation 
requirements, the new house may have additional weight loaded onto the soils that exhibit poor 
bearing loads and have the potential to impact the mudline at the BLPOA property line. An 
appropriate design should consider the bulkhead as not only protecting against erosion from the 
lagoon water, but also from soil sloughing and other types of soil failure caused by the additional 
weight of the new home. This is meant to protect finished grade elevations of the new home along 
with the integrity of the elevation of the BLPOA mudline at the property boundary.  
 
Policy/Procedure 
 
BULKHEAD REPLACEMENT AND REPAIRS ON THE BELVEDERE LAGOON 

 
 BULKHEAD PERMIT APPLICATION REQUIREMENTS 
1. Prior to the application for a bulkhead replacement building permit for new FEMA 

compliant homes, an approval letter shall be obtained from the Belvedere Lagoon Property 
Owner’s Association. This letter shall specify the intended depth of mudline to summer 
operating water level, at the BLPOA property line, to be utilized for the bulkhead design 
criteria. While this depth may be more than what currently exists, the Association is 
targeting a long range depth for bulkhead designs that would allow mud excavation from 
the BLPOA property to this target depth sometime in the future without causing any 
infilling, sloughing or movement of any kind, of soils from the property beyond the 
bulkhead onto BLPOA property.  The target depth provided should be the highest intended 
water depth at the property line for the lagoon during the life of the bulkhead for the most 
appropriate design. This requirement does not indicate any exceptions to the dredging 
restrictions contained in Chapter 16.16 of the Belvedere Municipal Code. The President of 
the BLPOA indicated in a May 22, 2017 letter that an appropriate height would be 4 feet 
from the Summer Operating Water Level to the mud line at the BLPOA property boundary. 
The responsible engineer shall utilize this target mud depth level as a minimum in the 
design of the bulkhead. When included as part of a substantial improvement project or new 
development, the bulkhead shall be designed to resist the movement of soil on either side 
of the bulkhead for compliance with the finished grade requirements of Belvedere 
Municipal Code Chapter 16.20. The design shall be reviewed by the responsible 
geotechnical engineer for substantial compliance with the geotechnical recommendations.  
 

2. For repairs and maintenance to existing bulkheads (non FEMA compliant homes), the 
applicant shall provide the manufacturer’s engineering data for the material to be utilized, 
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along with a dimensioned site plan and elevations of the proposed wall. All exterior 
changes must have approval by the City of Belvedere Planning Department.   
 

3. Standardizing these types of building maintenance permits will not only make the process 
more streamlined and simple for the applicant, but will also alleviate some of the financial 
burden placed on the applicant through building permit fees.  The standardization of the 
permit process allows the Building Dept. to forego a formal plan review and therefore 
eliminate the need to charge the property owner for such a review.  This results in a savings 
of $235.63 per permit or 33% of the building permit fee total.  This may also incentivize 
property owners to obtain building permits to repair failed bulkheads that have otherwise 
been neglected. 

 
 
 

Written By: Blake Salzman, Building Official    Date: August 17, 2017 
Revised By: Brian Van Son, CBO     Date: March 14, 2018 




