— FREE GUIDE - CENTRAL FLORIDA LAKEFRONT

Docks & shoreline:

the permitting cheat sheet

Who regulates docks on Central Florida lakes, what you're typically allowed to build,
and what a dock, lift, or seawall really costs, before you assume the shoreline is yours
to change.

A dock is not a hardware store project. On a Florida lake, adding or replacing a dock, lift, or
seawall can involve the state, a regional water district, sometimes the federal government, your
county or city, and your HOA all at once. Knowing who has a say (and what'’s already permitted
on a property) is one of the most valuable things to check before you buy.

PREPARED FOR YOU BY
Vince Reina, Realtor®

Haven Realty - Central FL Lakefront
863-398-6243 - vince@thereinateam.com - www.yourmoveflorida.com
FL License SL3302950

Who Has a Say Over Your Shoreline

Most buyers assume the shoreline comes with the house to do as they please. In Florida, several
authorities can each have a say and they don’t cancel each other out. You generally have to satisfy
all of the ones that apply.

Who What they govern

Florida DEP (state) Environmental rules for building over and along the water — including the
square-footage thresholds below.

Water Management Lake levels, shoreline alterations, and many dock approvals. St. Johns

District River district covers the Harris & Clermont areas; Southwest Florida

district (“Swiftmud”) covers the Winter Haven & Crooked Lake areas.

U.S. Army Corps of Federal review may apply if work is in or affects navigable waters of the

Engineers United States, or if dredged/fill material is discharged into waters or
wetlands.

County / City Building permits, zoning, shoreline setbacks, and local code e.g. Lake

County, Polk County, City of Winter Haven.
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Who What they govern

HOA / Lake association Private rules often the strictest of all. Can limit dock size, style, boat type,
even color. Always ask early.

The takeaway: “It's my waterfront” doesn’t mean “l can build anything.” The good news most of this is
knowable up front, and | help buyers check it before they’re committed.
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— THE RULE THAT MATTERS MOST

The Square-Footage Threshold

Here’s the single most useful thing to know about Florida dock permitting. A qualifying private
residential recreational dock may be exempt from the state environmental permit, but only if it stays
within the over-water size limit and meets the exemption conditions:

* Up to 1,000 sq ft over water outside an Outstanding Florida Water, may qualify for a state
exemption.

* Only 500 sq ft over water inside an Outstanding Florida Water, the limit is cut in half.

“Exempt” does not mean “no rules”

Being exempt from the state environmental permit is not a green light to build. You can still need a
county or city building permit, HOA approval, submerged-land authorization, or Army Corps review if
federal jurisdiction applies. You also must meet the exemption conditions:
recreational/noncommercial use, no substantial navigation hazard, and no fill or dredging except as
needed for pilings. It's one box of several, not the whole checklist.
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Who Regulates Your Lake

A starting map of which authority tends to apply where in this corridor. Use it to know what questions
to ask — then confirm the specifics for the exact property, since protections and district boundaries
follow watersheds, not tidy county lines.

Lake / area Water district Protected Other likely layers
(OFW)?
Harris Chain St. Johns River WMD Generally, no  Lake County / cities; USACE if
(Tavares - Mount Section 10/404 applies
Dora - Leesburg)
Winter Haven Chain  Southwest Florida Generally no;  City of Winter Haven / Polk
(Polk County) WMD check water- County; lake associations common

quality status

Crooked Lake Southwest Florida Yes — Polk County
(Lake Wales Ridge) @ WMD Crooked/Little
Crooked;
canals
excluded
Clermont Chain St. Johns River WMD Yes — listed Lake County / cities
(Lake County) Clermont
Chain waters
Standalone lakes Depends on county / Varies by County + any HOA or lake
basin lake association

Important: This is a framework, not a ruling. The protected-water status and the governing district
should be verified for the specific shoreline before you rely on them, which I'll always do as part of
evaluating a property.
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What You’re Usually Allowed to Build

General patterns for a single-family lakefront lot. None of these override a stricter local or HOA rule,
they’re the baseline to start from.

One dock per single-family lot is the usual baseline, not several.

Setbacks apply from your side property lines as they extend into the water (your “riparian”
lines), so a dock can’t crowd a neighbor.

Lifts, boathouses, and seawalls can each trigger their own review or count toward your over-
water square footage. Roofs, boat-cover canopies, elevated platforms, and decking may all
matter.

Ownership is not automatic past the shoreline. On many navigable Florida lakes, upland
ownership typically runs to the ordinary high-water line; the state may own sovereign
submerged land below it. On private, artificial, or non-navigable lakes, lakebed ownership and
access rights can be different. Verify by survey, title, and permit records.
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What It Really Costs

Rough ranges for planning, gathered from current Florida marine -construction sources. Treat them
as starting points, not quotes; every project changes with size, materials, water depth, and access.

Item Typical range Notes

New residential dock $15,000 — $30,000 Broad range $12k—$40k. Floating ~$15—
$35/sq ft; piling ~$20-$40/sq ft on
freshwater.

Simple floating dock Under $10,000 possible Smaller platform, minimal permitting, stable

(calm lake/canal) water.

Pilings $100 — $450 each Deeper water and harder bottoms cost
more.

Boat lift $3,000 — $25,000+ PW(Cljet-ski lifts often run lower; small/mid-

size boat lifts often $8k—$18k+; larger lifts
can exceed $25k installed.

Seawall $150 — $600 / linear ft Vinyl commonly ~$400-$600/ft; lake
bulkheads trend lower than coastal.

Permit expediting / $2,000 — $7,500+ Agency fees may be much lower;

engineering / drawings professional help can drive the real cost.

Two things that work in your favor on a lake

Most published Florida dock prices are for coastal, saltwater builds. A freshwater lake dock, no
tides, no salt corrosion, and calmer water, often lands toward the lower end of these ranges. Labor
often runs 30-50% of the build.

A permitted, functional dock can improve marketability and may add value, but the amount depends
on the lake, water depth, condition, permit status, and buyer demand. Always confirm real numbers
with a licensed marine contractor and a local market analysis for the specific shoreline.
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— BRING THIS WITH YOU

Before You Assume You Can Add X

Run these questions on any property where the dock matters to you, before you write an offer. The
answers can change what a home is worth to you.

Is this lake an Outstanding Florida Water? (That halves the dock-size exemption to 500 sq ft.)

O

Which water management district governs this shoreline: St. Johns River or Southwest Florida?
Does the existing dock, lift, or seawall have permits on file and is it grandfathered?

Is the work | want within the over-water square-footage exemption, or does it need a state
permit?

Does the county or city require a separate building permit, and what are the setbacks?
Does an HOA or lake association restrict dock size, style, or the type of boat | can keep?

On this lake, is any proposed structure below the ordinary high-water line or on sovereign
submerged land requiring authorization?

Will adding a boat lift or boathouse trigger its own review or count against my square footage?

O o o o o 0o opgd

Does Section 10 or 404 review apply because the work is in or affects navigable water or
involves dredged/fill material?

Know before you buy, not after.

Found a home where the dock orthe dream of one is the whole point? Before you fall for it, I'll check
the lake’s protected status, the governing district, what’s already permitted on the property, and what
you could realistically add.

Send me a property (or a lake) and I'll tell you what’s possible at the shoreline.

It's the kind of homework that saves buyers from expensive surprises.
Vince Reina, Realtor® - 863-398-6243 - Book a call: talkwithvince.com
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