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Presconsidered Res. No. 34:	By Council Member Bottcher

Title:	Resolution approving a proposed Tenth Amendatory Agreement between the City of New York and Penn South in relation to an exemption from real property taxes for the properties located at 212-226 9th Avenue (Block 747, Lot 1), 311-351 West 24th Street (Block 748, Lot 1), 250-268 9th Avenue (Block 749, Lot 1), 313 8th Avenue (Block 749, Lot 24), 270-296 9th Avenue (Block 751, Lot 1), and 305 9th Avenue (Block 752, Lot 1) in Manhattan, pursuant to Section 114 of the Private Housing Finance Law and in accordance with Section 125(1)(a-4) of such Law

Int. No. 570-B-2024:	By Council Members Brewer, Hanif, Sanchez, Nurse, Won, Bottcher, Restler, Hudson, Cabán, Williams, Avilés, Krishnan, Hanks, Ayala, Farías, Banks, Schulman, Ossé, Stevens, Joseph, Brooks-Powers, Gutiérrez, Powers, Louis, Lee and the Public Advocate (Mr. Williams)

Title:	A Local Law to amend the administrative code of the city of New York, in relation to creating a land bank

Int. No. 1407-A-2025:	By The Speaker (Council Member Adams) and Council Members Nurse, Brannan, Farías, Schulman, Avilés, Williams, Banks, Lee, Brooks-Powers, Stevens, Hanif, Ossé, Hudson and Louis

Title:	A Local Law to amend the administrative code of the city of New York, in relation to the sale of tax liens

Int. No. 1419-A-2025:	By Council Members Nurse, Brannan, Avilés, Williams, Banks, Lee, Stevens, Hanif, Ossé, Hudson and Louis

Title:	A Local Law to amend the administrative code of the city of New York, in relation to reporting regarding unresolved tax liens, and to repeal and replace section 11-356 of such code, relating to a temporary task force on tax liens

Int. No. 1420-A-2025:	By Council Members Nurse, Brannan, Schulman, Avilés, Williams, Banks, Lee, Brooks-Powers, Stevens, Hanif, Ossé, Hudson and Louis

Title:	A Local Law to amend the administrative code of the city of New York, in relation to the transfer of tax liens to a land bank

				

I. INTRODUCTION
On January 29, 2026, the Committee on Finance, chaired by Council Member Linda Lee, considered and voted on the following legislation: 
· Preconsidered Res. No. 34, a resolution approving a proposed Tenth Amendatory Agreement between the City of New York and a housing development known as the Mutual Redevelopment Houses, Inc. (also known as “Penn South”) in relation to an exemption from real property taxes for the properties located at 212-226 9th Avenue (Block 747, Lot 1), 311-351 West 24th Street (Block 748, Lot 1), 250-268 9th Avenue (Block 749, Lot 1), 313 8th Avenue (Block 749, Lot 24), 270-296 9th Avenue (Block 751, Lot 1), and 305 9th Avenue (Block 752, Lot 1) in Manhattan, pursuant to Section 114 of the Private Housing Finance Law and in accordance with Section 125(1)(a-4) of such Law. 


The Committee will also consider whether to recommend the override of the Mayor’s veto of:
 
· [bookmark: _Hlk220404040]Int. No. 570-B-2024, A Local Law to amend the administrative code of the city of New York, in relation to creating a land bank;
· Int. No. 1407-A-2025, A Local Law to amend the administrative code of the city of New York, in relation to the sale of tax liens;
· Int. No. 1419-A-2025, A Local Law to amend the administrative code of the city of New York, in relation to reporting regarding unresolved tax liens, and to repeal and replace section 11-356 of such code, relating to a temporary task force on tax liens; and
· Int. No. 1420-A-2025, A Local Law to amend the administrative code of the city of New York, in relation to the transfer of tax liens to a land bank.

[bookmark: _Hlk220401589][bookmark: _Hlk220404066]In addition, the committee considered whether to recommend that the Mayor’s veto messages M 0008-2026, M 0016-2026, M 0018-2026, and M 0019-2026, in relation to the aforementioned legislation, be filed. 
On March 7, 2024, Int. No. 570 was introduced and referred to the Committee on Housing and Buildings.[footnoteRef:2] On June 3, 2025, the Committee on Housing and Buildings considered testimony on Int. 570.[footnoteRef:3] The bill was subsequently amended and re-referred to the Committee on Finance, and on November 13, 2025, the Committee on Finance considered testimony on Int. 570-A[footnoteRef:4]. The bill was amended once more and on December 18, 2025, the Committee on Finance considered Int. 570-B; passed the legislation by a vote of 14 in the affirmative, 1 in the negative, and zero abstentions; and sent the legislation for approval by the full council.[footnoteRef:5] At the Stated Meeting of December 18, 2025, the Council approved Int. 570-B with a vote of 41 in the affirmative, 7 in the negative, and zero abstentions.[footnoteRef:6] [2:  Committee on Housing and Buildings, March 7, 2024, available at: https://legistar.council.nyc.gov/MeetingDetail.aspx?ID=1182684&GUID=8618A0B4-E38D-4314-A937-AD71AA00BEBA&Options=&Search=]  [3:  Committee on Housing and Buildings, June 3, 2025 available at:  https://legistar.council.nyc.gov/MeetingDetail.aspx?ID=1295248&GUID=6703BB58-ECFF-42F2-9DA0-96683C1BD9FF&Options=&Search=]  [4:  Committee on Finance, November 13, 2025 available at:   https://legistar.council.nyc.gov/MeetingDetail.aspx?ID=1347612&GUID=43B65AC2-D80F-48AF-ADBF-183EB4AEDE1F&Options=&Search=]  [5:  Committee on Finance, December 18, 2025 available at:    https://legistar.council.nyc.gov/MeetingDetail.aspx?ID=1362373&GUID=22933A0C-4214-4D6D-9BE1-4C1B87164924&Options=&Search=]  [6:  NYC Council Stated Meeting, December 18, 2025 available at:
https://legistar.council.nyc.gov/MeetingDetail.aspx?ID=1368580&GUID=3CECD121-5B0F-4A60-AB63-AB6B0D0BA30B&Options=&Search=] 

On December 31, 2025, the Mayor issued a message of disapproval for Int. 570-B. Pursuant to Section 37(b) of the Charter, the clerk presented the Mayor’s veto message, M 0008-2026, at the Stated Meeting on January 7, 2026, and it was referred to the Committee on Finance.[footnoteRef:7] [7:  NYC Council Stated Meeting, January 7, 2026, available at: https://legistar.council.nyc.gov/MeetingDetail.aspx?ID=1372863&GUID=AF09AF03-0394-45B2-A09A-28B27A72F7DC&Options=info|&Search=] 

On October 9, 2025, Int. No. 1407, Int. No. 1419, and Int. No 1420 were introduced and referred to the Committee on Finance.[footnoteRef:8] On November 13, 2025, the Committee on Finance considered testimony on Int. No. 1407, Int. No. 1419, and Int. No 1420.[footnoteRef:9] The bills were subsequently amended and on December 18, 2025, the Committee on Finance considered Int. No. 1407-A, Int. No. 1419-A, and Int. No 1420-A; passed the legislation by a vote of 14 in the affirmative, 1 in the negative, and 0 abstentions; and sent it for approval by the full council.[footnoteRef:10] At the Stated Meeting of December 18, 2025, the Council approved Int. No. 1407-A with a vote of 41 in the affirmative, 7 in the negative, and zero abstentions; Int. No. 1419-A with a vote of 47 in the affirmative, 1 in the negative, and zero abstentions; and Int. No 1420-A with a vote of 41 in the affirmative, 7 in the negative, and zero abstentions.[footnoteRef:11] [8:  Committee on Finance, October 9, 2025, available at:
https://legistar.council.nyc.gov/MeetingDetail.aspx?ID=1345815&GUID=8D120366-0E77-411F-9C1C-2644C1982FBD&Options=&Search=]  [9:  Committee on Finance, November 13, 2025 available at:
https://legistar.council.nyc.gov/MeetingDetail.aspx?ID=1347612&GUID=43B65AC2-D80F-48AF-ADBF-183EB4AEDE1F&Options=&Search= ]  [10:  Committee on Finance, December 18, 2025 available at:    https://legistar.council.nyc.gov/MeetingDetail.aspx?ID=1362373&GUID=22933A0C-4214-4D6D-9BE1-4C1B87164924&Options=&Search=]  [11:  NYC Council Stated Meeting, December 18, 2025 available at:
https://legistar.council.nyc.gov/MeetingDetail.aspx?ID=1368580&GUID=3CECD121-5B0F-4A60-AB63-AB6B0D0BA30B&Options=&Search=] 

On December 31, 2025, the Mayor issued a message of disapproval for Int. No. 1407-A, Int. No. 1419-A, and Int. No 1420-A. Pursuant to Section 37(b) of the Charter, the clerk presented the Mayor’s veto messages, M 0016-2026, M 0018-2026, and M 0019-2026, at the Stated Meeting on January 7, 2026, and they were referred to the Committee on Finance.[footnoteRef:12]  [12:  NYC Council Stated Meeting, January 7, 2026, available at: https://legistar.council.nyc.gov/MeetingDetail.aspx?ID=1372863&GUID=AF09AF03-0394-45B2-A09A-28B27A72F7DC&Options=info|&Search=] 

The Committee passed all legislation by a vote of 16 in the affirmative and zero in the negative, with zero abstention, but for Int. 570-B, Int. 1407-A, Int. 1420-A, which the committee passed by a vote of 14 in the affirmative and 2 in the negative, with zero abstentions and Int. 1419-A, which the committee passed by a vote of 15 in the affirmative and 1 in the negative with zero abstentions. The committee also recommend that the Mayor’s veto messages M 0008-2026, M 0016-2026, M 0018-2026, and M 0019-2026, in relation to the aforementioned legislation, all be filed.

II. BACKGROUND
Penn South, located in Manhattan’s Chelsea neighborhood, is a redevelopment company organized under Article V of the New York State Private Housing Finance Law (“PHFL”) and supervised by the New York City Department of Housing Preservation and Development (“HPD”).
In accordance with PHFL § 101, a redevelopment company exists to encourage the investment of funds in the public interest to provide for the clearance, replanning, reconstruction, and neighborhood rehabilitation of substandard housing to protect the financial stability of the City. 
A mutual redevelopment company is defined as “a redevelopment company which is a corporation operated exclusively for the benefit of the persons or families who are entitled to occupancy in a project of such redevelopment company by reason of ownership of shares in such redevelopment company.”[footnoteRef:13] Penn South is a limited-equity not-for-profit housing coop built in 1962 and has 2,820 units of affordable housing. [13:  PHFL § 102(6).] 

SECTION 125 TAX EXEMPTIONS
Pursuant to PHFL §125(1)(a), the Council may contract with a redevelopment company to provide for an exemption from real property taxes for a defined period of time. Specifically, PHFL § 125(1)(a) authorizes the Council to provide a property tax exemption to a redevelopment company for up to 25 years. The statute further provides that in the case of a mutual redevelopment company, the Council may contract with the company to extend the tax exemption for an additional 25 years, with the exemption decreasing by a certain percentage every two years, provided that the company apply income limitations for admission to the building.
In 2001, the State Legislature added PHFL § 125(1)(a-2) to provide that in New York City, where the City Council has extended the tax exemption of a mutual redevelopment company for an additional 25 years, the Council may authorize a tax exemption in the final 11 years of that additional 25 years so that the taxes paid by the mutual redevelopment company would be equal to the greater of (i) ten percent of the annual rent or carrying charges of the development less utilities (shelter rent); or (ii) the amount of taxes paid by the mutual redevelopment company in Fiscal Year 2001. The statute further provides that the tax exemption may be extended for an additional 10 years, for a total of 35 years of an additional tax exemption period beyond the original 25-year exemption.
In 2014, the State Legislature added PHFL § 125(1)(a-4) to provide that in New York City, where the Council has extended the tax exemption of a mutual redevelopment company to the maximum extent permitted under PHFL § 125(1)(a-2), the Council may provide an additional property tax exemption for a period of up to an additional 50 years.
On October 14, 2025, the State Legislature amended PHFL § 125(1)(a-4) to reduce the minimum tax burden of redevelopment companies, providing that an exemption from real property taxation granted to a redevelopment company pursuant to such section shall not be less than an amount equal to the lesser of (i) five percent of the annual rent or carrying charges of the project minus utilities for the residential portion of the project, or (ii) the taxes payable by such company for the residential portion of the project during the tax year commencing July first, two thousand and ending on June thirtieth, two thousand and one (i.e. Fiscal 2001).
In light of the State’s amendment of PHFL § 125(1)(a-4), HPD requests approval of an amendment to the agreement between Penn South and the City of New York , dated July 1, 1987, which superseded and replaced its original agreement with the City, dated March 25, 1959, to the extent to which the terms and conditions of the 1987 agreement differed from those contained in the original agreement, and which has been further amended to date by nine Amendatory Agreements.
PENN SOUTH’S REAL PROPERTY EXEMPTION
The original contract between Penn South and the City was entered into on March 25, 1959,[footnoteRef:14] but the construction of Penn South was not completed until 1962. This original contract expired in 1987. Upon its expiration, Penn South entered into an Amendatory Agreement with the City dated July 1, 1987, whereby Penn South agreed to continue as a limited equity not-for-profit housing cooperative for an additional 25 years, until June 30, 2012.  This Amendatory Agreement also provided for a gradual phase-in of real estate taxes over the 25-year period and placed income and other restrictions on Penn South similar to the restrictions applicable by statute to Mitchell-Lama developments.  [14:  The original contract was entered into by Penn South and the Board of Estimate on behalf of the City. With the dissolution of the Board of Estimate in 1990, jurisdiction over matters pertaining to Penn South passed to the City Council.  
] 

In 2001, Penn South faced a large tax increase as a result of rising property values in the area and sought to modify the terms of its real property tax exemption. In August 2001, the Council approved Res. No. 2044 authorizing a Third Amendatory Agreement[footnoteRef:15] between the City and Penn South, which extended the tax exemption granted by the City to Penn South for an additional ten years through June 30, 2022.[footnoteRef:16]  Resolution No. 2044 and the Third Amendatory Agreement also restructured the tax exemption such that the amount of taxes to be paid by Penn South would be equal to the greater of (i) ten percent of the annual rent or carrying charges of the development less utilities or (ii) $3,477,099, which were the taxes paid by the development in Fiscal 2001. This exemption, which is modeled on the exemption granted to Mitchell-Lama cooperatives, served to insulate the development from severe tax increases based on escalating assessments or increases in the tax rate. [15:  In the intervening years, specifically in 1990 and 1995, the City and Penn South entered into First and Second Amendatory Agreements to modify clauses of the contract that did not relate to the property’s real property tax exemption.]  [16:  This extension of the tax exemption was the maximum extension authorized by the addition of §125(1)(a-2) of the PHFL.] 

In 2001, the Council passed Res. No. 813 which approved the Sixth Amendatory Agreement[footnoteRef:17] and modified the contract’s real property tax exemption language to provide additional tax exemption for eight additional years, through June 30, 2030, under the same terms specified in the Third Amendatory Agreement and set forth above. Specifically, the Sixth Amendatory Agreement states that: [17: m Between 2001 and 2011, specifically in 2005 and 2006, the City and Penn South entered into the Fourth and Fifth Amendatory Agreements to modify clauses of the contract that did not relate to the property’s real property tax exemption.] 

the City agrees to and hereby does grant an additional exemption and exempts from local and municipal taxes, all of the value of the portion of the Redevelopment Project owned by [Penn South] which is taxed as residential pursuant to the terms of the Agreement, for the period commending with the City’s tax year July 1, 2022 through June 30, 2023, and continuing through the City’s tax year July 1, 2029 through June 30, 2030…The Additional Exemption herein granted shall become effective one (1) business day after the date on which both of the following shall have occurred: (i) the enactment of an amendment to Section 125 of the [PHFL] authorizing the Additional Exemption and (ii) the enactment of a Resolution by the Council of the City of New York approving the Additional Exemption (collectively, the “Enabling Legislation”), provided, however, that the enactment of the Enabling Legislation occurs on or before June 30, 2016 and that the Enabling Legislation is in full force and effect on June 30, 2022.[footnoteRef:18] [18:  See Sixth Amendatory Agreement, dated June 24, 2011, at ¶1. On file with the Committee on Finance.] 


	Accordingly, in 2011, Penn South agreed to continue as a limited equity not-for-profit housing cooperative through June 30, 2030, if the State authorized the Council to provide for an additional period of exemption and the Council enacted a resolution providing for such an extension. As set forth above, in December 2014, the State added PHFL § 125(1)(a-4) authorizing the Council to act.
In December 2005, the Council approved Resolution No. 1266 which approved a Fifth Amendatory Agreement to the contract between the City of New York and Mutual Redevelopment Houses, Inc. Res. No. 1266 and the Fifth Amendatory Agreement, among other provisions revised the contract to permit secured loans to finance purchases by qualified applicants of stock and occupancy agreements, representing ownership interests in cooperative apartments at Penn South, in accordance with guidelines that are subject to revision with the written permission of HPD and the approval of the Council. 
The guidelines set forth in the Fifth Amendatory Agreement limited the secured loans to no more than half of the purchase price of the stock and occupancy agreements. The Seventh Amendatory Agreement modified the contract to permit the secured loans to finance no more than three-quarters of the purchase price of the stock and occupancy agreements.
In February 2017, the Council approved Resolution No. 1359, which approved an Eight Amendatory Agreement to the contract between the City and Mutual Redevelopment Houses, Inc. The Eight Amendatory Agreement modified the contract to any other increases authorized by the Council, (a) the Housing Company’s authority to impose carrying charge increases, at the rate of one (1%) percent per year throughout the term of the 2017 Loan, until 2052 (“1% Carrying Charge Increases”), and (b) HUD’s discretionary authority to mandate from time to time and without any further Council approvals, that the Housing Company increase its carrying charges if necessary for purposes of paying its expenses
In May 2021, the Council approved Resolution No. 1632 which approved the Ninth Amendatory Agreement between the City and Penn South, which incorporated provisions concerning extension of the Agreement and Penn South’s Tax exemption to June 30, 2057.
During today’s meeting, the Committee will consider Preconsidered Res. No. __ which would approve pursuant to Section 114 of the PHFL and in accordance with § 125(1)(a-4) of such Law, the proposed Tenth Amendatory Agreement between the City and Penn South in substantially the form submitted, incorporating provisions concerning the reduction of Penn South’s tax payment to the lesser of (i) five percent of the annual rent or carrying charges of the project minus any utilities for the residential portion of the project, or (ii) the taxes payable by Penn South for the residential portion of the project commencing July 1, 2000 and ending June 30, 2001; authorize the Mayor or any Deputy Mayor or the Commissioner of HPD to execute the Tenth Amendatory Agreement, when approved as to form by the Corporation Counsel; and direct the City Clerk or Acting City Clerk to attest to the same and to affix the seal of the City thereto.

III. TAX LIEN SALE LEGISLATION
a. Int. No. 570-B-2024

This bill would establish a land bank under State law upon approval of the New York State Urban Development Corporation (UDC). Land Banks are unique not-for-profit corporations that operate with State permission and special statutory powers to address the problems of vacant and abandoned properties, as well as tax delinquent properties, within the boundaries of a local government.[footnoteRef:19] [19:  See Not-For-Profit Corporation Law §§ 1600 et seq.] 

The State Legislature provides that “[t]he primary focus of land bank operations is the acquisition of real property that is tax delinquent, tax foreclosed, vacant, [or] abandoned, and the use of [State statutory] tools ... to eliminate the harms and liabilities caused by such properties.”[footnoteRef:20] [20:  Id. at § 1601.] 

In a memorandum of support for State authorization of municipal land banks, the Office of the Mayor, through Micah Lasher, Director of State Legislative Affairs, highlighted some of the unique benefits of land banks: 
Land banks allow local governments to overcome legal restraints on the conversion of 	public land and public liens on private land into performing assets, while ensuring 	appropriate public oversight and transparency. ... Land banks are being used successfully 	in other states as tools to stop unhealthy property ownership and maintenance practices 	and to redevelop individual properties and whole neighborhoods into productive use.[footnoteRef:21]  [21:  NY Bill Jacket, 2011 A.B. 373, Ch. 257.] 


In acquiring, holding, and disposing of interests in real property, including tax liens, land banks exercise discretion to manage such interests in a manner that promotes legislatively mandated goals, including the preservation or development of affordable housing. In carrying out their purposes, land banks possess State statutory powers that include the ability to issue bonds and receive funding through grants and loans from the City, State or Federal governments, as well as from other public and private sources. Land banks are empowered to purchase tax liens and to enforce them. In their discretion, land banks may contract with third parties to carry out their work.
Since being heard on November 13, 2025, this bill received substantive and technical amendments. To establish a City land bank, this bill would specify the criteria required under section 1603 (a) of the Not-for-Profit Corporation Law, including the initial makeup of the board of directors, which would consist of 7 members appointed by the Mayor or the Speaker of the Council, as well as one Mayoral appointee that would be subject to advice and consent of the Council. This bill would establish a working group comprised of the persons who would constitute the initial board of the land bank upon its establishment, for the purpose of preparing and submitting an application to create a land bank to the UDC. This bill would require all initial appointments or designations to be made no later than 180 days after it takes effect and would require the submission of an application by the Mayor to the Urban Development Corporation no later than 1 year after it takes effect. The working group could submit a letter to the Speaker demonstrating the need for additional time, not to exceed 18 months from the date this bill would take effect, to complete the application.
This bill would take effect on the same date as Proposed Int. No. 1407-A would take effect, which would be immediately, and the land bank created thereunder would be established upon approval of the Urban Development Corporation.
b. Int. No. 1407-A-2025

Since being heard on November 13, 2025, this bill received substantive and technical amendments. This bill would amend section 11-319 of the administrative code of the city of New York, which authorizes the Commissioner of Finance to sell tax liens in their discretion through December 31, 2028. This bill would authorize the City to sell tax liens through a negotiated sale to the New York city land bank established under Proposed Int. No. 570-B, and this bill would not provide an expiration date for such authority. This bill would not otherwise amend provisions of the administrative code which provide that the City shall not be authorized to sell tax liens after 2028. 
In addition, this bill would require the Commissioner to include among the terms and conditions of a sale of tax liens a term and condition that the purchaser shall not commence a foreclosure proceeding to enforce a tax lien on class one residential property in which the owner lives as a primary resident unless 1 year has passed since the date of sale and the amount of the tax lien reaches 15 percent of the market value of the property or $70,000, whichever is less, as well as a term and condition that the purchaser notify the owner of the amount due on the lien at least quarterly, with details of any legal actions taken in connection with the lien, information regarding options to resolve the lien, and information on how to identify any other outstanding municipal taxes, assessments, rents or charges assessed against the property. With respect to the latter required term and condition, this bill would implement recommendation numbers 10 and 11 of the 2024 temporary task force on tax liens.
This bill would take effect immediately.
c. Int. No. 1419-A-2025

Since being heard on November 13, 2025, this bill received substantive and technical amendments. This bill would implement recommendation numbers 1, 2, 8 and 9 of the 2024 temporary task force on tax liens and require the Commissioner of Finance to submit to the Council and post online an annual report on properties encumbered by chronically unresolved tax liens—defined as tax liens that remain unsatisfied for 36 months or more after being sold. In connection with the required annual report, this bill would require the Commissioner of Finance to provide annually a list of such properties to heads of agencies charged with property-related enforcement.
This bill would take effect immediately.
d. Int. No. 1420-A-2025

Since being heard on November 13, 2025, this bill received substantive and technical amendments. This bill would require the Commissioner of Finance to include in the terms and conditions of a sale of tax liens, and to make best efforts to amend the terms and conditions of prior sales of tax liens to include, terms and conditions requiring the purchaser to make best efforts to transfer such liens to the New York city land bank upon certain triggering events.
Any purchaser that is a trust established before 1999 would be required to attempt to transfer tax liens to the New York city land bank no later than 6 months after the establishment of the land bank. Any purchaser that is a trust established in or after 1999 would be required to attempt to transfer tax liens to the New York city land bank no later than 6 months after the purchaser has satisfied all debt obligations secured by the estate of a trust and held by the purchaser.
No later than 6 months after the date by which a purchaser would be required to make best efforts to transfer tax liens in accordance with the provisions of this bill, the purchaser would be required to submit a report to the Commissioner of Finance to identify whether there were any liens that the purchaser could not transfer due to legal or financial obstacles, and to indicate when such obstacles may no longer prevent such transfer in the future. The Commissioner would be required to forward such reports to the Speaker of the Council.
Purchasers identifying untransferable liens would again be required to make best efforts to transfer liens no later than 2 years after having first been required to make such efforts, and to again submit reports to the Commissioner of Finance if they identify obstacles preventing the transfer of such liens.
This bill would take effect immediately.
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