
Suffolk County Economic Development & Planning

Working Waterfront Survey 

Results

Shinnecock Commercial Fishing Dock
Photo Credit: Road K Productions 1



Question 1:

Please provide the town/hamlet and ZIP code where 
your business/boat/dock/packhouse is located. 

Town/Hamlet Count
Montauk 48
Greenport 23

Hampton Bays 20

East Hampton 20
Southold 18
Southampton 13
Cutchogue 7

Shelter Island 7

Amagansett 7
NY (unspecified) 7
West Sayville 6
Riverhead 6

Port Jefferson 4
Westhampton Beach 4
Mastic Beach 4
Mattituck 4
Springs 3
Patchogue 3
Babylon 3
Fishers Island 2

This question’s results are preliminary and still under review.



Question 2:

What specific body of water does your business 
primarily operate on or source from?

Body of Water Count

Atlantic Ocean 27

Peconic Bay 19

Long Island Sound 13

Great South Bay 12

Block Island Sound 9

Gardiners Bay 9

Moriches Bay 8

Greenport Harbor 7

Three Mile Harbor 7

Lake Montauk 5

Montauk Harbor 5

Bay (unspecified) 4

Little Peconic Bay 4

Napeague Bay 4

Shinnecock Bay 4

Fort Pond Bay 2
North Sea Harbor 2
Peconic River 2
Quantuck Bay 2

Shinnecock Canal 2

Southold Bay 2This question’s results are preliminary and still under review.



Question 3:

In which of the following water jurisdictions do you 
work? Select all that apply.

4

Water Jurisdiction (Percent of Total)

0%

18%

35%

53%

70%

State County

Water 
Jurisdiction: Responses Percent of Total

State 114 70%

Local (Town/
Village) 111 68%

County 83 51%

Federal 63 38%



Question 4: What specific body of water or site does your business launch from? 
(Overview) 



Question 4: What specific body of water or site does your business launch from? (East 
End) 



Question 5:

Please select your primary business type.

Primary Business Type Count
Commercial Fishing 48
Shellfish/Seaweed Operation 37
Marina 25
Other 10
Restaurant/Market 9
Charter/For Hire Fishing 8
Tours/Educational 5
Maritime Shipbuilding or Repair and Storage 4
Nonprofit Organization 4
Ferry Operator 3
Fish Farm 1
Hotel 1

Open responses fitting existing categories were grouped. 

Other responses included marine contracting, marine 
rescue, pack out, wholesale, yacht club, marine consulting, 
surveying, legal and marine supply and instances where 
one business fit into multiple categories.
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Question 6:

For how many years have you been in operation?

Years Count

More than 10 
years 114

5 - 10 years 21

1 - 5 years 20

Less than 1 year 1

1%

13%

13%

73%

More than 10 years 5 - 10 years
1 - 5 years Less than 1 year



Question 7:

How many employees do you have?

Total Employees During the Low Season: 


1521

 


Total Employees During the High Season: 


1891 

Assumptions: Several Indicated 0 employees, but that neglects to include themselves as sole proprietors, so those were increased to one. 

	      An answer of “many" can only guarantee 2 people.  



Question 8:

What percentage of your employees do you estimate 
commute from more than 5 miles away?

Percent 
(Grouped) Count

0-10% 63
10-20% 5
20-30% 12
30-40% 1
40-50% 1
50-60% 11
60-70% 5
70-80% 10
80-90% 2

90-100% 35

Number of Responses

0 18 35 53 70



Question 9:

Describe your primary customer 
demographics 

(e.g. locals, tourists, boaters, restaurants, fish 
markets, exports, etc.)

Count

Locals Tourists Boaters Fisherman Municipalities

2

910

21

36
39

49

59
62

Count

  Count

Locals 62

Fish & Farmers Markets 59

Tourists 49

Restaurants 39

Boaters 36

Wholesale/Distributors 21

Fisherman 10

Exports 9

Municipalities 2



Question 10:

If you have customers coming to your location, what 
percentage of your customers or slip spaces 
comprise the following:

Percentage: Recreational boating

0-25% 14

25-50% 8

50-75% 6

75-100% 37

N/A 71

Percentage: Commercial boat services 
(ferry services, tourism, etc.)

0-25% 28

25-50% 3

50-75% 5

75-100% 13

N/A 77

Percentage:

Other commercial services, 
including captains, charters, 

shellfish farmers, marine 
contractors, etc.

0-25% 36
25-50% 7
50-75% 10

75-100% 15
N/A 64

Percentage: Boats with food fish license 
usage

0-25% 33

25-50% 3

50-75% 7

75-100% 16

N/A 72

Recreational boating
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shellfish farmers, 
marine contractors, 

etc.
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Question 11:

What challenges do you face in attracting and 
retaining customers?

Prices

Regulations

Dockage

N/A

Marketing 

Distribution & Loading Docks

Staffing

Competition

Dredging 

Water Quality

Real Estate

Traffic

Hotel Rates

Location

Packing

Processing Facilities

Parking

Weather

Traffic

Fish Supply

Gear Storage

Nearby Amenities (Retail/Restaurants)

Lease
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16
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18

30

Count

Category Count Notes

Prices 30 Respondents discussed a mix of rising costs for their 
businesses but also the struggle to keep product prices down.

Regulations 18

Respondents mentioned difficulty getting permits approved 
from the DEC, Army Core of Engineers, and Local Towns/
Villages - particuarly the time it took to obtain approvals, limits 
to the amounts they can catch, and in one instance, mentioning 
a desire for a speed limit in Greenport Harbor

Dockage 17
Multiple business owners stated that their marinas have more 
demand than they have room for, including wait lists. Also 
mentioned were a lack of transient slips and indoor yacht 
indoor storage facilities.

N/A 16

Competition 9 There was a mix of discussion regarding out of state and local 
competition.

Staffing 9 Attraction and retention of employees willing to work in a high 
cost of living area with limited housing

Distribution & 
Loading Docks 9

Respondents mentioned the need to bring trucks closer to the 
waterfront to load catch and have better refrigeration/ice 
available. 

Marketing 9
Respondents mentioned a focus on marketing downtowns 
instead of the waterfront, negative media attention related to 
shellfish closures or water quality and changing demographics 
of customers

Dredging 8
Specifically at slips, small waterways, harbors. Respondents 
mentioned how it is limiting to businesses, turning away tourists 
but also that it can be damaging to clam beds. 

Traffic 6 One respondent mentioned how the bridge closure on 
Cranberry Hole Road in Amagansett is limiting their business

Real Estate 6



Question 11: (Continued)

What challenges do you face in attracting and 
retaining customers?

Prices
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Dockage
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Category Count Notes

Water Quality 6 Shoaling of rivers and harbors, climate change

Location 5 Distance from Montauk, downtowns and the distance away 
from the city. 

Hotel Rates 5 Multiple respondents mentioned multiple night requirements at 
hotels

Traffic 4
Weather 4
Parking 4

Processing Facilities 4 One respondant mentioend a difficulty finding places to process 
catch other than fish stores at a premium price.

Packing 4
Year round availability, conditions of facility.

Fish Supply 3
Nearby Amenities 

(Retail/Restaurants) 2

Gear Storage 2
Lease 1



Question 12:

How would you currently rate each of the 
following in your area?

Waterfront amenities (walkways, parks, public access, lighting, etc.)

Boat storage (inwater)

Boat storage (out of water)

Boat ramps and access points for commercial users

Transportation to other markets

Trailer parking

Workspace to make repairs to boat/gear

Waste disposal

Gear storage

Ice

Space for processing catch

Refrigeration

0% 25% 50% 75% 100%

Excellent Good  Average Fair
Poor

 
Excellen

t Good Average Fair Poor N/A

Space for processing catch 3 17 13 10 65 45

Refrigeration 4 8 14 5 62 59

Gear storage 5 20 22 21 53 31

Ice 14 17 17 17 52 36

Waste disposal 8 29 16 27 50 23

Workspace to make repairs to 
boat/gear 9 22 25 25 49 20

Trailer parking 8 18 22 29 42 35
Boat ramps and access points 

for commercial users 9 27 28 24 40 26

Transportation to other markets 4 25 25 21 36 41
Boat storage (out of water) 15 24 25 21 35 33

Boat storage (in water) 16 31 22 28 34 22

Waterfront amenities 
(walkways, parks, public access, 

lighting, etc.)
14 37 40 21 34 7



Question 13:

Does your business offer the following?

  Marine fueling 
services

No 124

Yes 26

  Boat "haulout" 
services

No 124

Yes 27

Marine fueling services

Yes
17%

No
83%

Boat "haulout" services

Yes
18%

No
82%



Question 14:

What improvements would you want to see at 

nearby waterfront infrastructure?

Category Count Notes

Access to Water 18

Respondents did not indicate specific locations in most 
instances, but the Patchogue River and Fire Island were 
specifically mentioned. More broadly, year-round access was 
mentioned as a need, as some marinas/access points are only 
seasonal. 

Commercial 
Dockage 18 Some respondents indicated difficulty finding dockage for 

charter/party boats at marinas, and space for larger vessels. 

Dredging 17
Sterling Basin was mentioned specifically, but otherwise the 
responses were more broadly demonstrating the need for 
dredging, specifically routine/scheduled dredging over 
emergency dredging. 

Ice 16

Dock/Ramp/
Bulkhead 

Maintenance
14

Most responses were broad, but the following places were 
mentioned: A deeper ramp at Lake Montauk, repairs to the Navy 
Road ramp, West Lake ramp, a need for connecting walkways 
between docks along waterfront, and the preference for more 
municipally owned waterfront space

Processing 12 Seaweed processing mentioned by one respondent
Cold Storage 12
Affordability of 

Dockage 9

Other 9

Other responses included freshwater fish stocking, waterfront 
walking paths, restaurants, access to laundry facilities for 
transient boaters, retail storefronts for selling fresh fish, 

Commercial Dockage

Access to Water

Dredging

Ice

Dock/Ramp/Bulkhead Maintenance

Cold Storage

Processing

Other

Affordability of Dockage

Gear Storage

Changes to Regulations

Pump Out

Packout Facilities

Distribution Services

Boat Storage

Lifts/Cranes

Loading Docks

Bathrooms

Floating Docks

Parking

Waste Management

Electric Service

Expanded Shellfish Facilities

Fuel

Water Service

Transient Docking Services

0 5 9 14 18



Question 14: (Continued)

What improvements would you want to see at 

nearby waterfront infrastructure?

Category Count Notes
Changes to 
Regulations 8 Calls for less development, septic system upgrades, relaxed regulations, 

increased environmental restoration
Gear Storage 8

Packout Facilities 7
Pump Out 7

Lifts/Cranes 6 One respondent indicated that this would not currently be allowed at their 
marina due to existing regulations. 

Boat Storage 6
Some respondents indicated a need for storing larger vessels/yachts, one 
specifically mentioned Mattituck Inlet. Also, some indicated a need for space 
to conduct repairs to vessels.

Distribution 
Services 6

Respondents indicated difficulty procuring affordable transportation to 
regional fish markets. They indicated frustration with being able to ship 
boxes of oysters via air but not via train. 

Loading Docks 5 Some specifically mentioned this amenity paired with direct access to trucks
Parking 4

Floating Docks 4 One respondent indicated this is needed in Montauk
Bathrooms 4

Expanded Shellfish 
Facilities 3

Electric Service 3 One respondent mentioned Great Gun Beach
Waste Management 3
Transient Docking 

Services 2

Water Service 2 One respondent mentioned Great Gun Beach
Fuel 2

Commercial Dockage

Access to Water

Dredging

Ice

Dock/Ramp/Bulkhead Maintenance

Cold Storage

Processing

Other

Affordability of Dockage

Gear Storage

Changes to Regulations

Pump Out

Packout Facilities

Distribution Services

Boat Storage

Lifts/Cranes

Loading Docks

Bathrooms

Floating Docks

Parking

Waste Management

Electric Service

Expanded Shellfish Facilities

Fuel

Water Service

Transient Docking Services

0 5 9 14 18



Question 15:

How dependent is your business on local weather 
conditions?

Very Dependent
62%

Somewhat Dependent
22%

Neutral
13%

Not Very Dependent
2%

Not Dependent
1%

  Count

Not Dependent 8

Not Very 
Dependent 14

Neutral 84

Somewhat 
Dependent 136

Very Dependent 390



Question 16:

What environmental concerns or conditions are 
affecting your business?

Categories Count

Nearby development pressures 76

Extreme weather 75

Pollution 73

Local weather conditions 68

Rising sea levels 46

Other 8

Use of Pesticides and Fertilizers 7
Difficulty Navigating Regulations 6

Dockage Availability 6

Lack of Dredging 5
Offshore Wind Turbines/Cables 4

Runoff/Drainage Issues 4
Market Conditions 4

Nearby development pressures

Extreme weather

Pollution

Local weather conditions

Rising sea levels

Other

Use of Pesticides and Fertilizers

Dockage Availability

Difficulty Navigating Regulations

Lack of Dredging 

Market Conditions

Runoff/Drainage Issues

Offshore Wind Turbines/Cables 4

4

4

5

6

6

7

8

46

68

73

75

76

Other responses mentioned: seaweed, seals, negative 
perceptions, aging septic systems, fish volume, climate 
change, aquifer depletion, NIMBYs



Question 17:

What sorts of conflicts with surrounding retail and 
residential use do you experience?

This question’s results are preliminary and still under review.

NIMBYism / Community Resistance – 22 mentions
Comments about "Not In My Backyard" attitudes, resistance from newcomers, or neighbors 
who don't want to see working waterfront activity.
No Conflicts / Supportive Community – 21 mentions

Respondents who said they have no issues or that the community is supportive.

Access / Space / Infrastructure Issues – 14 mentions

Concerns about dock space, parking, limited gear storage, and ferry or road access.

Noise / Smell Complaints – 9 mentions
Reports that neighbors dislike noise, smells from fish, or general working waterfront 
activities.
Security Concerns – 6 mentions

Includes theft, lack of security infrastructure, or safety issues in the area.

Development Pressure / Real Estate Value – 7 mentions
Pressure from developers, rising property values, or gentrification pushing out water-
dependent uses.

Regulatory / Government Barriers – 6 mentions

Issues with town boards, permitting, or lack of support from government entities.
Pollution / Environmental Concerns – 4 mentions
Septic issues, water quality problems, or shellfish closures due to pollution.
Conflict with Recreational Boaters – 5 mentions
Tension over shared space, boats running over gear, or disregard for aquaculture 
boundaries.
Commercial Viability / Rising Costs – 4 mentions

Struggles to sustain businesses due to pricing, limited processing, or economic constraints.
Unfair Competition / Uneven Regulations – 3 mentions
Complaints that others (like yacht clubs or private marinas) aren't held to the same 
standards.



Question 18:

How satisfied are you with current local regulations 
regarding waterfront development?
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Question 19:

How do changes in regulation or zoning impact your 
business?

This question’s results are preliminary and still under review.

Theme Count Description

Negative Business Impact 42
References to making operations harder, 
restrictions, reduced profitability, or general negative 
effect on business.

Displacement / Loss of 
Access 24 Concerns about being pushed out, losing access to 

waterfront, or inability to expand.

Development Pressure / 
Gentrification 19 Concerns about luxury housing, marinas, condos 

replacing working waterfront uses.

Cost / Financial Burden 18 Specific references to high costs related to 
regulation, compliance, or upgrades.

Regulatory Complexity / 
Bureaucracy 14 Frustration with long permitting processes, multiple 

agencies, or complex rules.

Inequity / Favoritism Toward 
Wealthy or Residential Uses 12 Perceived bias toward residential or wealthy 

interests over commercial or working uses.

No Significant Impact or N/A 11 Respondents stating little to no effect, or not 
applicable.

Pollution & Environmental 
Degradation 10 Mention of pollution increasing due to development 

or zoning decisions.

Fishing Regulations Impact 10 Mentions of how specific fishing regulations affect 
operations (separate from zoning).

Uncertainty / Ambiguity 9 Responses indicating respondents were unsure or 
unclear about the impact.

Property Value / Zoning 
Incompatibility 7 Mentions of zoning hurting property value or 

disallowing intended uses.

Loss of Infrastructure / 
Support Services 6 References to loss or lack of shoreside facilities, 

docks, storage, or packaging areas.

Parking / Accessibility Issues 4 Mentions of limited parking or harder access for 
customers/workers.



Question 20:

Describe any challenges you have faced with 
obtaining permits for business operations.

This question’s results are preliminary and still under review.

1. Permitting Process is Too Slow or Takes Years – 36 mentions
Many respondents described multi-year timelines, excessive delays, and slow responses from 
agencies (e.g., “5 years to get permits,” “took over a year”).
2. Bureaucracy / Red Tape / Multi-Agency Complexity – 31 mentions

Respondents cited overwhelming paperwork, conflicting agency requirements, and the complexity of 
dealing with federal, state, county, and town levels.

3. Costly Permits / Financial Burden – 18 mentions

High permit fees or the cost of navigating the process were highlighted as major barriers, particularly 
for small or family-owned businesses.

4. Limited Availability of Permits / Moratoriums / Restricted Entry – 14 mentions

Respondents mentioned being unable to get permits due to limited entry programs or permit caps, 
especially in commercial fisheries.

5. NIMBYism / Local Opposition to Development – 6 mentions

Some respondents pointed out opposition from community members that slowed or blocked 
business-related permits.

6. Discriminatory or Unfair Practices / Favoritism to Large Companies – 8 mentions

Comments included concerns that large companies were prioritized over small local businesses, 
and that regulations disfavored new entrants.

7. Confusing or Arbitrary Local Rules / Lack of Transparency – 9 mentions

Town rules seen as inconsistent, confusing, or made up. Several cited poor communication or 
shifting interpretations.

8. No Problems Reported – 29 mentions
A notable number explicitly stated “None,” “N/A,” or similar — they’ve had no permitting challenges 
so far.
9. Environmental & Infrastructure-Related Permit Delays – 8 mentions
Issues with permits for shoreline protection, erosion control, dredging, and environmental 
improvements were mentioned specifically.
10. Youth/Entry Barrier for Newcomers to Fishing/Waterfront – 7 mentions
The difficulty young people face entering the industry due to permit inaccessibility or high costs was 
noted multiple times.



Question 21:

Do you own or lease the location where your 
business is located?

70 70

Lease Own



Question 22:

When is your current lease expected to end?

  Count

Within 1 year 31

1 - 5 Years 15

5 - 10 Years 10

10+ Years 10

I do not lease my 
business' location 4
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Question 23:

If you lease, do you anticipate any issues 
with renewing your lease?


Only 10 respondents answered this question. 

Very Likely Highly Unlikely



Question 24:

If you own your property, have you been approached 
about selling your property in the past 5 years?

  Count

I do not own my 
business' location 7

No 18

Prefer not to say 7

Yes 39

Yes
55%

Prefer not to say
10%

No
25%

I do not own my business' location
10%



Question 25:

If you own your business' location, how likely are you 
to sell your property within the next five years?

0

45

90

135

180

Highly Likely Nuetral Highly Unlikely

  Count

Highly 
Likely 7

Likely 8

Nuetral 39

Not 
Likely 24

Highly 
Unlikely 175



Question 26:

What factors would impact your decision to sell or not 
sell?

This question’s results are preliminary and still under review.

1. Price / Offer Price - 9 mentions
This is the most frequently mentioned factor, with responses indicating the importance of the 
selling price and offer.
2. Family Considerations / Legacy / Passing on the Business - 6 mentions
Several responses focus on family, including passing down the business to future generations, 
or family decisions impacting the sale.

3. Regulations / Zoning / Local Government Issues - 6 mentions
Comments mention concerns about zoning, local government policies, taxes, and regulations, 
including restrictions that could affect the decision to sell.
4. Economic Factors / Market Conditions - 5 mentions

Several responses cite the economy, financial conditions, and market factors as influencing 
decisions. This includes concerns about the local economy and broader economic uncertainty.

5. Cost of Doing Business - 5 mentions

Mentions of operating costs, insurance, taxes, and other business expenses as reasons for 
considering selling.
6. Community Impact / Desire to Preserve the Waterfront - 4 mentions
Concerns about the impact on the community and preserving the working waterfront for future 
generations.
7. Employee Availability / Labor Force - 3 mentions

Some responses mentioned difficulty in attracting or retaining employees as a deciding factor.

8. Environmental Concerns / Pollution - 3 mentions
Pollution and environmental issues, particularly as they affect fishing or the business, were 
mentioned multiple times.
9. Health / Retirement / Personal Factors - 3 mentions
Issues like health, aging, and retirement plans are also noted as factors in the decision.
10. Other - 8 mentions
Responses including comments about viability, future of the industry, taxes, development and 
death were mentioned. 



Question 27:

If there were a program that would preserve working waterfront 
properties, including financial compensation for working 
waterfront properties, would you be interested in learning more? 

Yes
90%

No
10%

  Count

No 14

Yes 121



Question 28:

How would you describe the importance of the 
waterfront to the local economy?

This question’s results are preliminary and still under review.

1. Economic Importance / Economic Backbone – Mentioned 83 times

2. Tourism & Hospitality – 47 mentions

3. Commercial Fishing & Aquaculture – 41 mentions

4. Cultural Heritage / Maritime Identity – 26 mentions

5. Waterfront Access & Gentrification – 24 mentions

6. Environmental Stewardship & Clean Water – 16 mentions

7. Recreation (Boating, Beaches, etc.) – 15 mentions

8. Infrastructure Needs & Zoning Challenges – 12 mentions

9. Local Seafood & Restaurants – 10 mentions

10. Year-Round Economic Activity – 6 mentions



Question 29:

Is there anything else you feel we should know 
regarding the state of working waterfronts in Suffolk 
County?

This question’s results are preliminary and still under review.

Theme Frequency

Loss of Access / Disappearing Working Waterfronts 22

Need for Government Support / Funding / Incentives 20

Infrastructure Issues (Dredging, Dock Maintenance, Septic) 18

High Costs (Taxes, Insurance, Fuel, Rent) 17

Aquaculture Support (Oyster/Kelp Farming, Lease 
Program) 10

Pollution and Environmental Concerns 8

Need for Long-Term Planning / Strategic Investment 7

Definition/Recognition of “Working Waterfront” 5

Preserving Cultural Heritage / Community Identity 5

Marina Consolidation / Corporate Buyouts 4

Regulatory Burden / Permit Challenges 4

Commercial Fishing / Industry-Specific Needs 4

Equity / Fairness (Parking, Slip Allocation, Representation) 3

Workforce Housing Challenges 2



Question 30:

If you would like to be contacted to complete a more 
in-depth survey, please provide your contact 
information below. Please note, your

contact information will be recorded with your 
answers if you choose to complete this field.

This question received 92 responses out of 164 
respondents, indicating a substantial number of 
interested citizens. 


