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I. INTRODUCTION
On January 29, 2026, the New York City Council Committee on Housing and Buildings (“the Committee”), chaired by Council Member Pierina Sanchez, considered whether to recommend the override of the Mayor’s veto of Int. No. 1120-B, in relation to establishing timelines for cooperative corporations to approve or deny the sale of cooperative apartments, as well as whether to recommend that the Mayor’s veto message M 0011-2026 be filed. 
Int. No. 1120 was introduced on November 21, 2024,[footnoteRef:1] and was subsequently amended. The Committee heard Int. No. 1120-A on December 2, 2025.[footnoteRef:2] The bill was further amended, and the Committee considered Int. No. 1120-B on December 18, 2025, passed the legislation by a vote of 7 in the affirmative, 0 in the negative, and 0 abstentions, and sent it for approval by the full Council.[footnoteRef:3] At the Stated meeting of December 18, 2025, the Council approved the bill by a vote of 46 in the affirmative, 2 in the negative, and 0 abstentions.[footnoteRef:4]  [1:  New York City Council Stated Meeting, November 21, 2024, available at: https://legistar.council.nyc.gov/MeetingDetail.aspx?ID=1247278&GUID=80557C7A-8C18-48A4-8599-40EC491753FF&Options=info|&Search= ]  [2:  Committee on Housing & Buildings, December 2, 2025, available at: https://legistar.council.nyc.gov/MeetingDetail.aspx?ID=1352235&GUID=B34752CA-2443-4C0C-A000-4AECB0BFE1B4&Options=info|&Search= ]  [3:  Supra, note 1.]  [4:  Supra, note 2.] 

On December 31, 2025, the Mayor issued a message of disapproval for Int. No. 1120-B.[footnoteRef:5] Pursuant to Section 37(b) of the Charter, the clerk presented the Mayor’s veto message, M 0011-2026, at the Stated Meeting on January 7, 2026, and it was referred to the Committee.[footnoteRef:6]  [5:  Mayor’s Veto Message, Disapproval of Introduction No. 1120-B, December 31, 2025, available at: https://legistar.council.nyc.gov/LegislationDetail.aspx?ID=7028966&GUID=47E050EC-31FA-4647-93A6-90F6CADD5BA0&Options=ID|Text|&Search=1120-2024 ]  [6:  New York City 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= ] 

II. BACKGROUND
An Overview of Cooperative Housing
[bookmark: _Ref216793498]Co-operative housing developments (“co-ops”) and condominiums (“condos”) are forms of common interest housing developments in which owner-residents have exclusive rights to their housing unit and some form of ownership over common spaces, despite not having individual ownership over the building as a whole. [footnoteRef:7] Co-ops are distinguished by their unique structure of ownership: the building is owned by a cooperative corporation, and residents can purchase shares of the corporation in order to obtain right to inhabit a unit, though residents will not own the title to the unit.[footnoteRef:8] Co-op owners exist in a dual capacity as shareholders and tenants of the co-op corporation.[footnoteRef:9] In 2023, the triennial Housing and Vacancy Survey, conducted by the Department of Housing Preservation and Development (“HPD”) in coordination with the U.S. Census Bureau, estimated that, of the City’s 3,432,000 occupied housing units, 450,800 (~13.1%) were in co-ops and 318,000 (~9.3%) were in condos.[footnoteRef:10] Co-ops also provide one of the City’s foremost means of homeownership: the same survey estimated that 310,000 of the city’s 1,109,000  owner-occupied units (~28.0%) were held in co-ops.[footnoteRef:11] In a city densely packed with apartment buildings, co-ops provide a feasible path to home ownership by allowing residents to purchase the right to inhabit a unit in a larger building. [7:  MH Schill, I Voicu, and J Miller, The Condominium versus Cooperative Puzzle: An Empirical Analysis of Housing in New York City, Chicago Journals (2007), available at: https://www.journals.uchicago.edu/doi/epdf/10.1086/519421]  [8:  Id. ]  [9:  Id.]  [10:  2023 New York City Housing and Vacancy Survey Selected Initial Findings, U.S. Census Bureau on behalf of the City of New York (2023), pg. 7, available at: https://www.nyc.gov/assets/hpd/downloads/pdfs/about/2023-nychvs-selected-initial-findings.pdf]  [11:  Id.] 

Co-op corporations are governed by a board of directors, elected from and by co-op shareholders.[footnoteRef:12] According to the Office of the New York State Attorney General, the board has two legal obligations: (1) “it must exercise prudent business judgment in making decisions, just like any other corporate board”; and (2) it “must follow the co-op’s internal rules (as set forth in the bylaws, the proprietary lease, the certificate of incorporation and the house rules)”. [footnoteRef:13] [12:  See Office of the New York State Attorney General, Letitia James. Boards, Bylaws and Rules: Understanding & Dealing With a Co-Op Board of Directors (last accessed: Jan. 27, 2026), available at: https://ag.ny.gov/sites/default/files/publications/coop_board_directors.pdf]  [13:  Id.] 

The board is responsible for enforcing the co-op’s bylaws, managing the co-op’s finances, and setting assessment costs, among other responsibilities.[footnoteRef:14] Co-op shareholders are permitted to sell their shares , though, in most cases, boards have the final say on the purchase or transfer (sale) of shares in the co-op. The board, therefore, can ultimately determine who is entitled to lease a unit in the building.[footnoteRef:15] This process mirrors the real estate sale process, where the specific unit is listed and prospective buyers are solicited.[footnoteRef:16] One estimate of the closing timeline for selling co-op shares is 60-120 days.[footnoteRef:17]  [14: AN ASSESSMENT OF NYC COOPERATIVE HOUSING’S CLIMATE VULNERABILITY AND BARRIERS TO ADAPTATION, Environmental Defense Fund (2024) at 12, available at: https://blogs.edf.org/growingreturns/wp-content/blogs.dir/52/files//CASA-Report.pdf]  [15:  Id.]  [16:  NYC Condo vs. Co-op Closings: Key Timelines and What to Expect, Ben James Taylor (accessed 2025), available at: https://www.benjamestaylor.com/resources-and-insights/the-timeline-to-close-nyc-condos-vs-co-ops ]  [17:  Id.] 

[bookmark: _Ref216793417]Applications to buy shares in a co-op often demand extensive personal and financial information. An aspiring shareholder must put together and submit a board package: an extensive portfolio of personal and financial information that could include years of tax returns, credit checks, background checks, employment verification, a mortgage commitment letter, and both personal and professional reference letters.[footnoteRef:18] Because cooperatives are not bound to treat applications uniformly, applicants to cooperatives can be left waiting for months only to find rejections they struggle to make sense of. Cooperative boards can evaluate candidates and on a personal and financial level and need not explain their reasoning; the author of High Life: Condo Living in the Suburban Century, quotes a 1924 co-op developer boasting to the Chicago Tribune that “Ability to pay the purchase money will be only a minor consideration in the searching scrutiny into the applicant’s claims to entrance.”[footnoteRef:19]  [18:  See C Smith, The Board Approval Process Staying On the Right Side of the Law, Cooperator News (2023), available at: https://cooperatornews.com/article/the-board-approval-process; Brett Ari Fischer, A Co-op Buyer’s Comprehensive Guide To Board Package and Interview, New York City Broker (last accessed Nov. 18, 2025), available at: https://thenewyorkcitybroker.com/a-co-op-buyers-comprehensive-guide-to-board-package-and-interview/ ]  [19:  D.W. Gibson, “‘All kinds of discrimination’: inside the secretive world of New York housing co-ops”, The Guardian (Feb. 8, 2022), available at: https://www.theguardian.com/lifeandstyle/2022/feb/08/new-york-housing-co-ops-apartments-discrimination , citing Matthew Gordon Lasner, High Life: Condo Living in the Suburban Century. Yale Univ. Press (Jan. 2012)] 

III. LEGISLATION
Int. No. 1120-B
Int. No. 1120-B would standardize applications and set timelines for decisions regarding the sale of co-op apartments. It would generally require the co-op to acknowledge receipt of application materials within 15 days, and to provide notice of whether it has consented to the sale within 45 days after the application is complete, with extensions possible in some circumstances. This bill would also require the Department of Housing Preservation and Development to issue violations for a co-op’s failure to meet these requirements, resulting in civil penalties of $1,000 for a first violation, $1,500 for a second violation, and $2,000 for third and subsequent violations.
This local law would take effect 180 days after becoming law.
Update
On Thursday January 29, 2026, the Committee recommended to override the Mayor’s veto of Int. No. 1120-B and recommended that the Mayor’s veto message M 0011-2026 be filed by a vote of 11 in the affirmative, 0 in the negative, and 0 abstentions. 
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Int. No. 1120-B

By Council Members Farías, Williams, Louis, Banks, Narcisse, Holden, Feliz, Joseph, Salamanca, Zhuang, Avilés, Ayala, Brooks-Powers, Cabán and Salaam

..Title
A Local Law to amend the administrative code of the city of New York, in relation to establishing timelines for cooperative corporations to approve or deny the sale of cooperative apartments
..Body

Be it enacted by the Council as follows:


1

1

Section 1. Title 26 of the administrative code of the city of New York is amended by adding a new chapter 37 to read as follows:
CHAPTER 37
SALES OF COOPERATIVE APARTMENTS
§ 26-3701 Definitions. For the purposes of this chapter, the following terms have the following meanings:
Application. The term “application” means the standardized written application package, including all forms, authorizations, questionnaires, and supporting documents, that a cooperative corporation requires to be submitted in connection with a sale requiring board approval.
Cooperative corporation. The term “cooperative corporation” means a corporation that owns or holds a leasehold interest in residential real property and issues shares of stock or membership interests allocated to specific dwelling units, together with proprietary leases or other occupancy agreements granting the holder the right to occupy such dwelling unit; provided, however, that such term does not include (i) a housing development fund company organized under article XI of the private housing finance law, (ii) an entity for which a sale of such shares or membership interest is subject to the approval of a governmental housing agency, or (iii) an entity that owns or leases a residential property containing fewer than 10 dwelling units. The term “cooperative corporation” includes the board of directors and managing agent, if any, of such cooperative corporation. 
Dwelling unit. The term “dwelling unit” has the same meaning as set forth at section 27-2004. 
Purchaser. The term “purchaser” means the person seeking to acquire shares or a membership interest in a cooperative corporation allocated to a dwelling unit in a sale that requires the consent, approval, waiver, or other action of the cooperative corporation. 
Sale. The term “sale” means the proposed conveyance or other transfer, of the shares or membership interest in a cooperative corporation that is allocated to a dwelling unit, together with the appurtenant proprietary lease or other occupancy agreement, that requires the consent, approval, waiver, or action of the cooperative corporation including by sale, assignment, transfer, exchange, gift, devise, or by operation of law.
Seller. The term “seller” means the person seeking to transfer shares or a membership interest in a cooperative corporation allocated to a dwelling unit, together with the appurtenant proprietary lease or other occupancy agreement, that requires the consent, approval, waiver, or other action of the cooperative corporation.
Summer recess notice. The term “summer recess notice” means a written notice, maintained in the records of a cooperative corporation and made available upon request, stating that the cooperative corporation does not ordinarily hold meetings during a certain period within the months of July and August, and identifying the date on which such recess is deemed to commence and the date on which such recess is deemed to terminate. 
Summer recess period. The term “summer recess period” means the period within the months of July and August identified in a summer recess notice.
Transfer requirements. The term “transfer requirements” means the complete list of requirements, documents, information, forms, fees, disclosures, and procedural steps that a cooperative corporation requires a purchaser or seller to submit or satisfy in connection with a sale, including any interview, consent form, authorization, or third-party report, that is described in the cooperative corporation’s standardized application, written policies, or governing documents, and  any supplemental request by the cooperative corporation in writing for the particular sale. Such term includes the cooperative corporation’s instructions for submission, including designated mailing and email addresses and any stated standards for completeness.
§ 26-3702 Requirements for determination. a. A cooperative corporation shall maintain an application and transfer requirements for any sale.
b. The cooperative corporation shall provide such application and transfer requirements to a purchaser, or a purchaser’s agent, and seller promptly upon request.
§ 26-3703 Acknowledgment of receipt of materials. a. Within 15 days after receiving an application from a purchaser or a purchaser’s agent, a cooperative corporation shall provide to such purchaser or purchaser’s agent, via email and registered mail, a written acknowledgement of materials received. The requirements of this section shall apply to a purchaser’s initial submission and any subsequent submission.
b. A written acknowledgment provided pursuant to subdivision a of this section shall clearly state: 
1. Whether the cooperative corporation considers the application to be complete;
2. If the application is not considered complete, each item required to make such application complete along with a citation to the application for each such items; and
3. If applicable, any additional materials requested for clarification or completion of previously submitted materials. 
c. If a cooperative corporation fails to provide written acknowledgment of an application received pursuant to subdivision a of this section, such application shall be considered complete as of the date such acknowledgment was due.
d. If the cooperative corporation has adopted a summer recess notice, the time by which to meet any requirement of this section shall be tolled during the summer recess period.
§ 26-3704 Time for determination. a. No later than 45 days following acknowledgement of receipt of a complete application or the date that an application is deemed complete pursuant to subdivision c of section 26-3703, a cooperative corporation shall notify the purchaser or purchaser’s agent via email whether its consent to a sale is (i) granted unconditionally, (ii) granted subject to stated conditions, or (iii) denied. 
b. The cooperative corporation may request from the purchaser or purchaser’s agent, via email, any additional materials for clarification or completion of previously submitted materials within the time for determination pursuant to this section.
c. The purchaser may consent in writing to extend the date by which a cooperative corporation must provide notice pursuant to this section. 
d. The cooperative corporation may extend the date by which it must provide notice pursuant subdivision a of this section 1 time by no more than 14 days without the consent of the purchaser if it provides notice of such extension to the purchaser or purchaser’s agent via e-mail prior to such date. 
e. If the 45 day period for determination and any applicable extensions ends during a summer recess period, then the time by which the cooperative corporation must meet any requirement of this section shall be tolled during such summer recess period. Such time may be extended pursuant to subdivisions b or c of this section. 
f. Nothing in this section shall be construed to prohibit a cooperative corporation from lawfully withholding or denying its consent to a sale, or granting consent subject to lawful conditions, during the timeframes allowed for such withholding or denying such consent, or granting such consent subject to lawful conditions, pursuant to this section.
§ 26-3705 Enforcement. a. Notwithstanding any other provision of law, the commissioner of housing preservation and development shall enforce the provisions of this chapter and the regulations promulgated pursuant thereto.
b. A cooperative corporation that violates or causes another person to violate a provision of this chapter or any rule promulgated pursuant to such chapter shall be subject to a civil penalty of $1,000 for a first violation, $1,500 for a second violation, and $2,000 for a third or subsequent violation.
c. Where a cooperative corporation is found to have violated this section or any rule promulgated pursuant thereto, the department of housing preservation and development shall commence a proceeding to recover any civil penalty authorized by this section by the service of a summons returnable to the office of administrative trials and hearings.
§ 26-3706 Construction. Nothing in this chapter shall be construed or interpreted to limit or restrict the rights and remedies granted by any other applicable law.
§ 2. This local law takes effect 180 days after it becomes law, and shall apply to applications, as such term is defined in section 26-3701 of the administrative code of the city of New York, as added by section one of this local law, made on or after such date.
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