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Introduction
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Who we are Analysis and PlanningData Collection

Primary and Secondary 
Data Collection

• Surveys and Interviews
• Workshops
• Housing Inventory 
• Census Data
• Third Party Reports
• The collection of real-time 

data and information to 
understand the community’s 
needs

© 2023 Asterhill

Analysis, Plan and Act

• Review Data
• Prioritize Needs
• Create Vision
• Develop Strategies
• Take Action

“Creative solutions and innovative 
strategies are derived from careful 
analysis of all objective data.”

Asterhill Research Company
• Housing Market Analyst
• 25+ Years of Experience
• Working with NYSHCR, HUD, and 

other New England and the Mid-
Atlantic States

"Healthy communities are grounded in 
knowledge."

Clayton, NY Demographic and Housing Study
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Overview
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IncomeHousing
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Overview

• Populations have declined

• Renter‐Occupied Housing has declined

• Vacancy rates have increased

• Seasonal /Recreational units growing

• Housing Costs rising faster than income

• Affordability is a growing problem

• Short Term Rentals are a significant
part of the seasonal economy

• Loss of year‐round residents is eroding
the core community

Summary of Changes in Subject Towns and Villages

Jefferson 
County

Clayton, 
Village

Cape 
Vincent, 
Village

Alexandria 
Bay, Village

Clayton, 
Town

Cape 
Vincent, 
Town

Alexandria,
 Town

Summary

+2.2%‐16.7%‐20.2%0.1%‐3.0%‐9.5%‐4.6%Population

+0.9%+26.2%+0.6%+36.7%+17.6%+1.2%+6.0%Median Age

Housing

+0.4%+0.2%‐24.2%+34.7%0.0%‐5.2%+4.7%Owner

+8.1%‐4.2&‐51.2%‐6.7%+4.0%‐62.9%‐3.7%Renters

+71%+115%0.0%+24.1%+102%+100%‐9.8%Vacancy Rate

+21.5%‐17.1%+69.6%+13.8%+18.6%+17.6%+21.5%Seasonal/Recreational

+37.0%+22.2%+28.4%+37.2%+53.9%+18.5%+67.7%
Median Household 
Income

Population

Clayton, NY Demographic and Housing Study
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Populations
2020 ForecastTrend
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Source: U.S. Census
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Towns and Villages Population  2021

Jefferson CountyClayton, VillageCape Vincent, 
Village

Alexandria Bay, 
VillageClayton, TownCape Vincent, 

TownAlexandria, Town

117,6341,7005421,0974,8552,7433,828Total

7.7%9,0193.3%567.7%422.6%294.9%2373.6%986.7%257Under 5 years

7.0%8,2543.8%647.0%382.5%272.5%1193.9%1075.0%1935 to 9 years

6.0%7,0364.1%691.5%83.7%414.7%2274.0%1107.9%30110 to 14 years

6.0%7,1073.6%628.7%475.2%576.4%3115.3%1467.1%27115 to 19 years

9.7%11,4105.0%858.3%453.8%425.7%2776.0%1655.3%20220 to 24 years

16.5%19,46518.8%3207.9%437.7%8512.7%61714.1%3878.9%34125 to 34 years

11.8%13,9269.8%1666.1%339.8%1089.9%47914.8%40511.5%44135 to 44 years

10.3%12,0866.7%11416.6%9010.1%11112.2%59014.3%39112.0%45845 to 54 years

5.9%6,88811.8%2017.6%419.3%1028.3%4027.0%1937.7%29355 to 59 years

5.3%6,2763.6%618.7%4713.4%14710.4%5068.0%2197.8%29860 to 64 years

8.2%9,66120.8%35414.2%7715.7%17216.8%81612.1%33310.8%41265 to 74 years

4.0%4,7496.6%1135.5%308.8%964.8%2316.7%1846.2%23875 to 84 years

1.5%1,7572.1%350.2%17.3%800.9%430.2%53.2%12385 years +

+2.2%‐16.7%‐20.2%0.0%‐3.0%‐9.5%‐4.6%% Change from 
2010‐2021

32.948.146.758.148.142.542.3Median Age

+0.9%+26.2%+0.6%+36.7%+17.6%+1.2%+6.0%% Change from 
2010‐2021

Population Changes
• Jefferson County +2.2%
• Alexandria, Town, ‐4.6%
• Cape Vincent, Town ‐9.5%
• Clayton, Town, ‐3.0%
• Alexandria Bay Village,  0.0%
• Cape Vincent Village, ‐20.2%
• Clayton, Village ‐16.7&

Clayton, NY Demographic and Housing Study
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Populations
2010 Trend2020
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Source: U.S. Census
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Population 2010‐2021

85 years and over
75 to 84 years
65 to 74 years
60 to 64 years
55 to 59 years
45 to 54 years
25 to 44 years
21 to 24 years
Under 20 years
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Populations
2010 Trend2020
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Source: U.S. Census
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‐4.6%

‐9.5%

‐3.0%
0.0%

‐20.2%

‐16.7%

2.2%

‐25.0%

‐20.0%

‐15.0%

‐10.0%

‐5.0%

0.0%

5.0%

Alexandria,
Town

Cape Vincent,
Town

Clayton, Town Alexandria Bay,
Village

Cape Vincent,
Village

Clayton, Village Jefferson
County

Popoulation Change 
Between 2010‐2021

Population Changes
• Jefferson County +2.2%

• 20‐54 Yrs.:  ‐3.4%
• 55 Yrs.: +21.7%

• Alexandria, Town, ‐4.6%
• 20‐54 Yrs.:  ‐14.3%
• 55 Yrs.: +11%

• Cape Vincent, Town ‐9.5%
• 20‐54 Yrs.:  ‐19.1%
• 55 Yrs.:  ‐6.7%

• Clayton, Town, ‐3.0%
• 20‐54 Yrs.: ‐11.1%
• 55 Yrs.: +29.2%

• Alexandria Bay Village,  0.0%
• 20‐54 Yrs.:  ‐35.5‐%
• 55 Yrs.: +56.4%

• Cape Vincent Village, ‐20.2%
• 20‐54 Yrs.:  ‐29‐%
• 55 Yrs.: ‐ 25.2%

• Clayton, Village ‐16.7&
• 20‐54 Yrs.:  ‐23‐%
• 55 Yrs.:  ‐14.2

Clayton, NY Demographic and Housing Study
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Housing
2021 Building PermitsTrend
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Source: U.S. Census and HUD
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Housing by Town, Village, and County 2021

Jefferson 
County

Clayton, 
Village

Cape 
Vincent, 
Village

Alexandr
ia Bay, 
Village

Clayton, 
Town

Cape 
Vincent, 
Town

Alexandria, 
Town

45,5178742206072,1108151,536Occupied housing units

25,1214391723341,4797431,185Owner‐occupied housing units

55.2%50.2%78.2%55.0%70.1%91.2%77.1%% Occupied housing units

2.562.102.471.992.392.372.70Ave household size owner unit

0.4%0.2%‐24.2%+34.7%0.0%‐5.2%+4.7%% Change in Owner‐occupied Housing 
2010‐2021

20,3964354827363172351Renter‐occupied housing units

44.8%49.8%21.8%45.0%29.9%8.8%22.9%% Occupied housing units

2.301.752.441.512.062.611.72Ave household size rent unit

8.1%‐4.2%‐51.2%‐6.7%+4.0%‐62.9%‐36.7%% Change in Renter‐occupied Housing 
2010‐2021

6.7%12.5%0.0%13.9%8.9%6.5%11.1%Vacancy Rate Renter‐Occupied Units

+71%+115%n/c+24.1%+102%+100%‐9.8%Changes in Vacancy Rates 2010‐2021

15,8223051622131,5421,8131,863All Vacant Housing Units

7,549126134991,3001,7051,690Seasonal Recreational Units

16.6%14.4%60.9%16.3%61.6%209%110%% of occupied housing units

Housing Unit Building Permits for Select Towns and Villages
2022202120202019201820172016201520142013

Town of Alexander
0000000000Total Units in Structures
0000000000Units in Single‐Family 
0000000000Units in All Multi‐Family 

Town of Cape Vincent
0000000000Total Units in Structures
0000000000Units in Single‐Family 
0000000000Units in All Multi‐Family 

Town of Clayton
0000000000Total Units in Structures
0000000000Units in Single‐Family 
0000000000Units in All Multi‐Family 

Village of Alexandria
0000000000Total Units in Structures
0000000000Units in Single‐Family 
0000000000Units in All Multi‐Family 

Village of Cape Vincent
0000000000Total Units in Structures
0000000000Units in Single‐Family 
0000000000Units in All Multi‐Family 

Village of Clayton
0000000000Total Units in Structures
0000000000Units in Single‐Family 
0000000000Units in All Multi‐Family 

Source: HUD Building Permit Database

Housing Unit Building Permits for Jefferson County
2022202120202019201820172016201520142013
179161129138138141105137519518Total Units in Structures

176161129138138141103137107114Units in Single‐Family 

30000020412404Units in All Multi‐Family 

Source: HUD Building Permit Database

Clayton, NY Demographic and Housing Study
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Housing
Housing Structures Built Trend
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Source: U.S. Census
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Alexandria town

Cape Vincent town

Clayton town

Alexandria Bay village
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Structure Built 1939 or Earlier
‐ 2010 or Later
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  Built 1960 to 1969   Built 1970 to 1979   Built 1980 to 1989

  Built 1990 to 1999   Built 2000 to 2009   Built 2010 or later

Clayton, NY Demographic and Housing Study
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Housing
Owner‐Occupied Bedroom TrendChanges
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Changes in Owner‐Occupied Households
• Owner‐Occupied Units:

• Growth in Alexandria and Alexandria Bay
• Decline in Cape Vincent Town and Village and Clayton Village
• Average household size grows in Alexander, Cape Vincent Town and Village, and

declines in Clayton Town and Village, and Alexandria Bay Village
Source: U.S. Census

ASTERHILL Research Company
Research, Planning & Healthy Communities Advocate

Owner‐Occupied Bedroom by Town, Village, and County 2021

Jefferson CountyClayton, VillageCape Vincent, 
Village

Alexandria Bay, 
VillageClayton, TownCape Vincent, 

TownAlexandria, Town

% Chg 
2010‐2021

% Chg 
2010‐2021

% Chg
2010‐2021

% Chg 2010‐
2021% Chg 

2010‐2021

% Chg 
2010‐2021

% Chg 
2010‐2021

Owner‐Occupied 
Housing Units

25.0%60n/a0n/a0n/a0n/a0n/a0n/a0Studio

‐24.2%629n/a4‐100.0%0333.3%39‐31.1%31‐38.9%11‐4.2%461 bedroom

‐2.5%4,62537.6%150‐22.8%61‐5.7%5026.1%309‐10.8%224‐46.3%1682 bedrooms

4.9%12,642‐4.6%206‐12.1%8024.0%150‐0.5%7368.9%3564.0%5493 bedrooms

‐10.3%5,022‐16.3%72‐27.3%2437.3%70‐3.0%295‐23.9%11817.6%2544 bedrooms

9.3%2,143‐58.8%7‐66.7%778.6%25‐25.5%1083.0%34522.2%1685 or more 
bedrooms

25,1214391723341,4797431,185Total

 ‐

 500

 1,000

 1,500

Alexandria,
Town

Cape
Vincent,
Town

Clayton,
Town

Alexandria
Bay, Village

Cape
Vincent,
Village

Clayton,
Village

Age of Owner‐Occupied Household

15 to 24 years 25 to 34 years 35 to 44 years

45 to 54 years  55 to 59 years 60 to 64 years

65 to 74 years  75 to 84 years  85 years and over

Clayton, NY Demographic and Housing Study
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Housing
Renter‐Occupied Bedroom TrendChanges
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Changes in Renter‐Occupied Households
• Renter‐Occupied Units:

• Growth in Alexandria and Alexandria Bay
• Decline in Cape Vincent Town and Village and Clayton Village
• Average household size grows in Alexander, Cape Vincent Town and Village, and

declines in Clayton Town and Village, and Alexandria Bay Village
Source: U.S. Census
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Alexandria,
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Cape
Vincent,
Town

Clayton,
Town

Alexandria
Bay,

Village

Cape
Vincent,
Village

Clayton,
Village

Age of Renter‐Occupied Households

15 to 24 years 25 to 34 years 35 to 44 years
45 to 54 years  55 to 59 years 60 to 64 years

Renter‐Occupied Bedroom by Town, Village, and County 2021

Jefferson CountyClayton, VillageCape Vincent, 
Village

Alexandria Bay, 
VillageClayton, TownCape Vincent, 

TownAlexandria, Town

% Chg 
2010‐2021

% Chg 
2010‐2021

% Chg
2010‐2021

% Chg 2010‐
2021% Chg 

2010‐2021

% Chg 
2010‐2021

% Chg 
2010‐2021

Owner‐Occupied 
Housing Units

118.5%743n/a6n/a0n/a24‐57.1%6n/a0200.0%24Studio

‐8.1%3,617‐7.3%102‐67.7%10‐16.8%840.8%132‐19.4%25‐22.9%911 bedroom
‐4.3%8,203n/a119‐68.6%1621.2%12625.5%202‐81.6%16‐16.6%1562 bedrooms
31.0%5,7745.9%143n/a21‐23.9%3533.1%197‐22.9%27‐57.6%703 bedrooms
17.3%1,561‐42.0%47‐75.0%1‐78.9%4n/a76‐85.7%4‐83.3%104 bedrooms

72.3%498‐5.3%18n/a0‐100.0%0‐5.3%18n/a0n/a05 or more 
bedrooms

20,3964354827363172351Total

Clayton, NY Demographic and Housing Study
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Housing
2010 2020
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Source: U.S. Census
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1,132 

784 

1,479 

248  227 

440 
552 

194 

607 

292  99 

454 

Alexandria (T) 2010 Cape Vincent (T) 2010 Clayton (T) 2010 Alexandria Bay (V) 2010 Cape Vincent  (V) 2010 Clayton  (V) 2010

Owner ‐ Renter Occupied Units 2010

Owner‐Occupy Renter‐ Occupy

Clayton, NY Demographic and Housing Study
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Housing
2010 2021
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Source: U.S. Census
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1,185 

743 

1,479 

334 

172 

439 
351 

72 

631 

273 
48 

435 

Alexandria (T) 2021 Cape Vincent (T) 2021 Clayton (T) 2021 Alexandria Bay (V) 2021 Cape Vincent  (V) 2021 Clayton  (V) 2021

Owner ‐ Renter Occupied Units 2021

Owner-Occupy Renter- Occupy

Clayton, NY Demographic and Housing Study
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Housing Sales

© 2023 Asterhill

Towns

Real Property Transactions 
• RE 210 Classification‐ One 

family year‐round residence
• RE 260 Classification‐

Seasonal residences

Source: Essex County

2018‐2023
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Housing Sales
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Villages

Real Property Transactions 
• RE 210 Classification‐ One 

family year‐round residence
• RE 260 Classification‐

Seasonal residences

Source: Essex County

2018‐2023
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Short Term Rentals

© 2023 Asterhill

Villages

STR Performance Data

• Town/Zip Code Clayton‐13624 Cape Vincent‐13618 Alexandria‐13607
• Market Performance 48/100 56/100 58/100
• Annual Revenues $81.4K $57.9K $90.0K
• Occupancy Rate 58% 56% 63%
• Average Daily Revenue $383.20 $283.0 $388.5
• RevPar $224.7 $162.6 $251.1

Source: Essex County

2018‐2023

ASTERHILL Research Company
Research, Planning & Healthy Communities Advocate

Clayton PMA Analysis of Short‐term Rental Units Sampled

SleepsCost$/SqFtSquare FeetRents‐NightsBedroom Data

AveHighLowAveHighLowAveHighLowAveUnitsBedrooms% Distribution

n/an/an/an/an/an/an/an/an/an/a000.0%

3.330.004.5012.981,0003505644001202077114.9%

4.930.004.7615.2580030046535012720916234.0%

6.828.478.2515.041,40045073649924933814329.8%

10.913.005.008.611,8008001,400779250398104+21.3%

47Total Units

STR Performance Data

• Based on Airbnb/Verbo Reported 
Data over the last 12 months (09/22‐
09/23

• Data is from Zip Codes

STR Sampled in August 2023

• STR sampled in Clayton (T/V), Cape 
Vincent (T/V) and Alexander (T) and
Alexandria Bay (V)

Clayton, NY Demographic and Housing Study
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Interviews
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Q. 1&2 Any new multi‐family projects? 

3 projects in planning  stage Clayton
• Lack of homes and rentals
• High prices
• High cost of materials
• Available land

• Jobs with livable wages
• Zoning
• Developers and investors

Q. 4 Building permits issued?

Not Sure

Q. 3 Abandoned/Condemned/Vacant
homes?

Not sure, some but believe there are

Q. 7 Perception of the housing market: trends, changes,
and future needs?

• Affordable and middle‐income housing is needed.
Noi inventory is available.

• Developers find the approval process difficult.
• Short term rental growth is replacing affordable 

single‐family homes and rental properties.
• The lack of affordable housing is negatively 

impacting schools, services, and the community.

Q. 6 How many homes/rentals are 
converted to seasonal/recreational units?

Not sure; there is no mechanism to 
track, there are a lot.

Q. 5 Short‐Term rentals?

Not sure how many, but there a lot

Q. 8 Should short‐term rentals be regulated?

Yes and no.  Some felt it would create more taxes,
and others felt is would ensure fairness and raise 
safety standards.

Q. 9 What housing is most needed?

• Affordable housing (<80% AMI)
• Workforce housing (80%‐120% AMI)
• Middle Income housing (121%‐200% AMI)

2023 HUD Area Median Income: $81,500

Q. 10 What are the greatest obstacles?

Q. 11 What types of incentives are needed?
• Grants and funding
• 1st Time buyer program
• Tax credits and abatements
• Better zoning

• Deed restrictions to keep
housing affordable

• Land banks and/or trusts

Questions and Responses

ASTERHILL Research Company
Research, Planning & Healthy Communities Advocate

Q. 12 Is there a shortage of workers? Yes

Q. 13 Would dual‐zone improve housing and ED? Yes, but it
may already exist .

Q. 14 What is needed to improve the quality of life?
Affordable housing, better public access to amenities, more 
livable jobs.

Q. 15  Where would you locate new housing?  Village of
Clayton and Cape Vincent.
Q. 16  How do you feel about season/recreational housing?  It
has helped the economy, but it has cost us the families that 
have made up the community’s core and made it strong.

Clayton, NY Demographic and Housing Study

© 2023 Asterhill Research Company 17



Conclusion
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Comments Population Declining
• Projected to decline by 2030
• Seniors aging in place and

retiring to the county

Housing is Not Affordable
• Seasonal, secondary, and

recreational housing growing
fast and consuming existing
dwellings

• Housing is not affordable
(owner and renter occupied)

• Lack of housing inventory

Income
• Median income not keeping

pace with the cost of housing
• Affordability declining for

both owner and renter‐
occupied units

Owners and Renters
Affordability driving them to 
other markets to meet their 
needs

Workforce Living in Other 
Counties

Willingness to drive greater 
distances

Overtourism?
• When is it too much?
• Depleting people and

community resources
• De‐growth

Negative Impacts
• Local school districts
• Losing volunteer base
• Increasing cost of public

services, fire, and EMS

Comments Recommendations

ASTERHILL Research Company
Research, Planning & Healthy Communities Advocate
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Comments 

Recommendations

Tourism
• You are the stewards of these

natural resources
• Use tourism to revitalize

communities
• Create healthy communities
• Create long‐term sustainable

results

Explore Pilot Programs
• Homestead programs
• Public/private housing programs

• Housing and infrastructure

Review Zoning Options
• Consider cluster zoning
• Spot zonings
• Scattered site development

Create NOCRs

Create NORCS for the delivery 
of services to seniors

Develop Incentive Programs
• First‐time home buyers
• Workforce housing for

county residents
• Expand land banks/trusts
• Deed restriction programs

Recommendations

ASTERHILL Research Company
Research, Planning & Healthy Communities Advocate
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Questions and Answers
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Thank you!

ASTERHILL Research Company
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