
Proposed Local Law Number 10 Of 2026 
 

County Of Ulster 
 
A Local Law Opting Ulster County Into The Partial Real Property Tax 
Exemption Authorized by Real Property Tax Law § 457-a 
 

BE IT ENACTED, by the County Legislature of the County of Ulster, New York, as 

follows: 

 

SECTION 1. LEGISLATIVE FINDINGS AND INTENT. 
 

The County Legislature finds that Ulster County continues to experience a shortage of 

affordable homeownership opportunities for low-income households, and that the cost 

of real property taxation may impair the long-term affordability of housing created or 

preserved through legally enforceable affordability restrictions. 

 

The County Legislature further finds that nonprofit housing organizations, community 

land trusts, land banks, and governmental entities may preserve affordable owner-

occupied housing through restrictive covenants, declarations, regulatory agreements, 

ground leases, resale restrictions, limited-equity structures, and other legally 

enforceable mechanisms designed to maintain affordability. 

 

The County Legislature recognizes that these affordability mechanisms serve an 

important public purpose by preserving affordable housing for future homebuyers, but 

also materially restrict the homeowner's economic incidents of ownership. By limiting 

resale price, appreciation, marketability, and permissible transfers, such mechanisms 

reduce the equity and wealth-building opportunity that would otherwise be available 

to a homeowner holding an unrestricted residential ownership interest. 

 

The County Legislature further finds that the New York State Legislature passed, and 

Governor Kathy Hochul signed into law on October 16, 2025, legislation sponsored by 

Senator Michelle Hinchey and Assemblymember Didi Barrett, amending the Real 

Property Tax Law to add a new Section 457-a, authorizing local governments to 

provide a partial real property tax exemption for eligible residential property 

transferred to income-qualified households by nonprofit housing organizations, 

community land trusts, land banks, and governmental entities. 

 

The County Legislature further finds that a partial exemption under Real Property Tax 

Law § 457-a appropriately recognizes both the continuing public affordability benefit 

preserved for the community and the reduced private equity opportunity borne by the 

qualifying homeowner as a condition of owning the property. 

 

Ongoing property tax obligations constitute a significant portion of the total cost of 

homeownership for low-income households and can undermine the long-term 

affordability and sustainability of otherwise affordable housing units. 
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Real Property Tax Law § 457-a authorizes local governments to provide a partial 

exemption from real property taxation and special ad valorem levies for eligible 

residential real property transferred to low-income households, subject to the 

requirements of that section and local adoption. 

 

The purpose of this Local Law is to opt into Real Property Tax Law § 457-a and to 

establish a partial exemption equal to fifty percent (50%) of the assessed value of 

eligible residential real property for purposes of County real property taxes and County 

special ad valorem levies only, in recognition of the affordability restrictions imposed 

on such property and the resulting limitation on homeowner equity. 

 

This Local Law is not intended to require, deem, or imply adoption of the exemption 

by any city, town, village, or school district within Ulster County. Any such taxing 

jurisdiction may adopt the exemption only as separately authorized by Real Property 

Tax Law § 457-a. 

 

SECTION 2. AMENDMENT TO CHAPTER 312 OF THE CODE OF THE 

COUNTY OF ULSTER. 

Chapter 312 of the Code of the County of Ulster, entitled “Taxation,” is hereby 

amended by adding a new Article XV, entitled “Exemption for Eligible Residential 

Real Property Transferred to Low-Income Households,” to read as follows: 

Article XV 

Exemption for Eligible Residential Real Property Transferred to Low-Income 

Households 

§ 312-56. Adoption; statutory authority. 

A. Pursuant to Real Property Tax Law § 457-a, the Municipal Home Rule Law, 

and all other applicable provisions of law, the County of Ulster hereby adopts the 

partial real property tax exemption authorized by Real Property Tax Law § 457-

a for eligible residential real property located within the County of Ulster. 

B. The exemption authorized by this article shall apply only to real property taxes 

and special ad valorem levies levied by or on behalf of the County of Ulster. 



- Page 3 – 
 

Proposed Local Law Number 10 Of 2026 
 

County Of Ulster 
 
A Local Law Opting Ulster County Into The Partial Real Property Tax 
Exemption Authorized by Real Property Tax Law § 457-a 

 

C. This article shall be administered in accordance with Real Property Tax Law 

§ 457-a, this article, and any applicable rules, forms, instructions, or guidance 

issued by the New York State Department of Taxation and Finance or the Office 

of Real Property Tax Services. 

§ 312-57. Definitions. 

A. For purposes of this article, all terms defined in Real Property Tax Law § 

457-a shall have the same meanings as set forth therein. 

B. As used in this article, the following terms shall have the meanings indicated: 

“Eligible residential real property” means residential real property that satisfies 

the requirements of Real Property Tax Law § 457-a, as amended. 

“Qualified low-income household” shall have the meaning set forth in Real 

Property Tax Law § 457-a, including the requirement that household income 

upon initial occupancy not exceed eighty percent (80%) of area median income, 

as annually defined by the United States Department of Housing and Urban 

Development, and that the household agree to occupy the eligible residential 

real property as its primary residence. 

“Assessor” means the assessor of the city, town, village, or other assessing unit 

that prepares the assessment roll on which County real property taxes or County 

special ad valorem levies are levied. 

§ 312-58. Exemption granted; amount and scope. 

A. Eligible residential real property shall be exempt from County real property 

taxes and County special ad valorem levies to the extent of fifty percent (50%) 

of the assessed value of such eligible residential real property, as determined 

by the assessor. 
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B. The exemption granted by this article shall not apply to city, town, village, 

school district, or other non-County real property taxes or special ad valorem 

levies unless such taxing jurisdiction separately adopts the exemption pursuant 

to Real Property Tax Law § 457-a. 

C. The exemption granted by this article shall not apply to special assessments, 

user fees, rents, charges, or any other amounts that are not real property taxes or 

special ad valorem levies within the meaning of the Real Property Tax Law. 

§ 312-59. Eligibility; certification. 

A. To qualify for the exemption authorized by this article, the property, owner or 

owners, household, transfer, affordability restriction, certification, application, 

and use of the property shall satisfy all requirements of Real Property Tax Law 

§ 457-a and this article. 

B. Eligibility shall require that the residential real property be subject to a 

restrictive covenant or declaration, legal requirement, regulatory agreement, or 

other contractual obligation with a governmental entity, nonprofit housing 

organization, or land bank, and that either: 

(1) the residential real property has been transferred to a qualified low-

income household; or 

(2) the land has been transferred to a community land trust and the 

residential building situated on the land is or will be leased or sold to a 

qualified low-income household. 

C. The residential property or residential building, as applicable, shall be 

occupied as the primary residence of the qualified low-income household. 
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D. A nonprofit housing organization, community land trust, land bank, or 

appropriate governmental entity shall certify that the household meets the income 

and residency criteria required by Real Property Tax Law § 457-a and shall 

determine the income and assets to be used to determine household income for 

eligibility purposes. 

E. Nothing in this article shall be construed to expand eligibility beyond the 

eligibility authorized by Real Property Tax Law § 457-a. 

§ 312-60. Application; approval; assessment roll entry. 

A. The exemption authorized by this article shall be granted only upon 

application by the owner or owners of the eligible residential real property on a 

form prescribed by the New York State Commissioner of Taxation and Finance. 

B. The application shall be filed with the assessor on or before the applicable 

taxable status date for the assessment roll on which the exemption is sought. 

C. If satisfied that the applicant is entitled to the exemption, the assessor shall 

approve the application and enter the assessed value of the exemption on the 

assessment roll in the manner required by Real Property Tax Law § 457-a and 

applicable law. 

D. The Ulster County Real Property Tax Service Agency may assist and 

coordinate with assessors, taxing jurisdictions, applicants, and certifying 

entities in the implementation of this article, provided that nothing in this 

article shall be construed to limit or alter the statutory authority of the assessor 

having jurisdiction over the applicable assessment roll. 
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§ 312-61. Discontinuance. 

 

A. The exemption granted pursuant to this article shall be discontinued in the 

manner provided by Real Property Tax Law § 457-a if the property granted such 

exemption: 

(1) Ceases to be used primarily for residential purposes; 

(2) Ceases to be used as a primary residence; or 

(3) Is transferred to another person or entity, other than to heirs or 

distributees of the owner who meet the requirements of being a qualified 

low-income household at the time of such transfer. 

 

B. Upon determining that an exemption granted pursuant to this article should 

be discontinued, the assessor shall mail notice to the owner or owners and the 

owner or owners shall have such rights of administrative and judicial review 

as are provided by Real Property Tax Law § 457-a and other applicable law. 

 

SECTION 3. FILING WITH ASSESSORS. 

 

This Local Law shall be filed with each assessor in Ulster County who prepares an 

assessment roll on which County real property taxes or County special ad valorem 

levies are levied, and with such other officers or agencies as may be required by law. 

 

SECTION 4. SEVERABILITY. 

 

If any clause, sentence, paragraph, subdivision, section, or part of this Local Law, or 

the application thereof to any person, property, or circumstance, is adjudged invalid by 

a court of competent jurisdiction, such judgment shall not affect, impair, or invalidate 

the remainder of this Local Law or the application thereof to other persons, properties, 

or circumstances. The provisions of this Local Law are declared to be severable. 

 

SECTION 5.  APPLICABILITY. 

 

A. The exemption authorized by Article XV of Chapter 312 of the Code of the County 

of Ulster, as added by this Local Law, shall apply to assessment rolls prepared on the 

basis of the first taxable status date occurring on or after the effective date of this Local 

Law. 
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B. No exemption authorized by this Local Law shall be granted for any assessment roll 

prepared on the basis of a taxable status date that occurred before the effective date of 

this Local Law. 

 

C. Nothing in this Local Law shall be construed to authorize the refund, cancellation, 

reduction, or reapportionment of any County real property tax or County special ad 

valorem levy levied on the basis of an assessment roll prepared before the applicability 

date set forth in subdivision B of this Section, except as may otherwise be required by 

applicable law. 

 

SECTION 6. EFFECTIVE DATE. 

 

This law shall take effect immediately upon filing with the Secretary of State. 


