
Project:
Location:

Village:

Total Project Cost: 2,443,000$                                                 8.   Total Jobs 0
Land Acquisition -$                                                                  8A. Job Retention 0
Site Work/Demo 570,000$                                                    8B: Job Creation 0
Building Construction & Renovation 1,648,000$                                                          (Next 5 Years)
Furniture & Fixtures -$                                                                  
Equipment -$                                                                  
Project Soft Cost 225,000$                                                    

Community Investment /Abatement

$78,625Abatement Summary
$64,000Sales Tax Abatement
$14,625Mortgage Tax Abatement
$0Property Tax Relief (PILOT)

$3,243,723Community Investment
$0PILOT Payments
$0Project Salaries and Benefits Estimated (10 yrs)
$800,723Construction Benefit Estimate
$2,443,000Total Project Cost

Investment:Abatement Ratio 41.26 :1

© 2026 Onondaga County Industrial Development Agency. All rights reserved.

Project Number:
Baldwinsville

New Construction, Housing

Marion Townhouses, LLC
Van Buren 

Fiscal Impact ($)

0031.8-01-17.2

Project Description

The Applicant is proposing to construct 8 market rate rental town houses on 
approximately 2.96 acres of land in the Town of Van Buren. 

Tax Parcel(s):

School District:

Project Type:

3101-26-07A







































































































MARION GARDENS TOWNHOMES  |  MULTIFAMILY MARKET STUDY 

Baldwinsville (Town of Van Buren), Onondaga County, New York  |  July 2026 

County and State analyses support the urgent need for continued multifamily construction. Onondaga County 
projects that more than 4,000 additional suburban rental units will be needed to accommodate Micron-related 
growth¹; the State projects that up to 19,200 additional homes may be needed across the region by 2028 to meet 
increasing housing demand, including 9,100 rentals.8 Marion Gardens' proposed 8 units (plus 10 approved, 
potential next-phase units) are a measured, near-term response. 

2.5%1 
SUBURBAN MULTIFAMILY 
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100% 
OCCUPANCY OF 34 

EXISTING MARION GARDENS UNITS 

MARKET DEMAND FINDINGS 

- Low vacancy confirms a constrained suburban 
rental market. 
Suburban multifamily vacancy was 2.5% in early 2024, 
compared with the County's 5% balanced-market benchmark. 
A separate Census analysis links low vacancy with limited 
available supply; New York's statewide rental vacancy rate 
was 5.3% in 2025.1,2,3 

- Rental demand has been rising for years. 
Suburban Onondaga County added nearly 4,000 renter 
households during the 2010s, almost twice homeowner 
growth. The State's regional study projects up to 9,100 
additional regional rental homes by 2028.1,8 

- Micron-related demand requires faster housing 
production. 
Micron projects 50,000 New York jobs, including 9,000 direct 
positions. Meeting the minimum regional housing need 
through 2038 would require about 2,300 homes annually, 
more than twice the recent permitting rate.6,8 

- Townhomes broaden the suburban housing mix. 
County planning calls for more attached, higher-density 
housing. The State's feasibility analysis includes townhomes 
among formats suited to about 2,300 projected renter 
households, or 30% of analyzed 2028 demand. Marion 
Gardens provides this attached alternative with private 
entries, garages and outdoor space.1,8 

MARION GARDENS: DIRECT, PROVEN RESPONSE 

34 
EXISTING UNITS 
100% OCCUPIED 

8 
UNITS PROPOSED FOR 

CONSTRUCTION 

10 
UNITS TARGETED FOR 

THE NEXT PHASE 

52 
TOTAL UNITS AT 

PLANNED BUILDOUT 

Location and market fit. Marion Gardens is under a half mile from I-690, and the developer estimates a commute of 25 
minutes to Micron. Its 2 and 3-bedroom attached homes give workers, couples and families a lower-maintenance 
alternative to detached housing while county rents and home prices are rising and the ownership market favors sellers.4 

New York's 2026 regional fund responds to high borrowing costs, construction expenses and financing gaps.5 The 
State estimates that only 30% of projected 2028 rental demand is financially feasible under current conditions, with 
20% borderline and 50% likely to require subsidy.8 The County similarly identifies funding gaps between development 
costs and market-supported rents, and has considered increasing O-CHIP support to $15,000 per unit.1,7 Tax and other 
incentives can therefore advance suburban rental, attached-housing and Micron-readiness goals through further 
construction at Marion Gardens. 

 
SOURCES: 1) Onondaga County HNA (June 2024), pp. 5-7; 2) U.S. Census, ACS Vacancy Report (May 2026); 3) U.S. Census/FRED, NY Rental Vacancy 
(2025); 4) Realtor.com, Onondaga County Market (June 2026); 5) ESD, Housing Central New York Fund (Feb. 2026); 6) Micron, New York Fab First Concrete 
(July 2026); 7) Onondaga County, 2026 State of the County; 8) ESD/HR&A, Central New York Housing Study, pp. 18-19, 25-27. 

https://plan.onondaga.gov/wp-content/uploads/2024/06/OnondagaExecutive-_Summary_singles.pdf
https://www.census.gov/library/publications/2026/acs/acs-64.html
https://fred.stlouisfed.org/series/NYRVAC
https://fred.stlouisfed.org/series/NYRVAC
https://www.realtor.com/local/market/new-york/onondaga-county
https://www.esd.ny.gov/esd-media-center/press-releases/promise-progress-governor-hochul-launches-new-150-million-housing
https://investors.micron.com/news-releases/news-release-details/micron-accelerates-us-investments-pours-first-concrete-new-york
https://investors.micron.com/news-releases/news-release-details/micron-accelerates-us-investments-pours-first-concrete-new-york
https://onondaga.gov/communications/2026/03/28/county-executive-mcmahon-delivers-2026-state-of-the-county-address/
https://esd.ny.gov/sites/default/files/media/document/CNYHousingMarketStudy.pdf

