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Proposal:  Work with 
NYSDOT to improve 
pedestrian system 
throughout the East End 
Gateway.   Priority should 
be given to establishing a 
sidewalk system from the 
“Circle E” Diner to 
Downtown to help facilitate 
pedestrian travel and reduce 
the necessity for vehicular 
trips.   It is likely that a 
retaining wall will be need to 
create room for a sidewalk 
in front of the homes directly 
across from the Route 
97/East Front Street 
Intersection.     

Proposal:  
Extend the New 
York Main Street 
Program to 
include 
commercial 
businesses within 
the East End 
Gateway.   There 
are a variety of 
early 19th century 
commercial 
buildings that – if 
restored to their 
original 
architecture – 
would dramatically 
improve corridor 
aesthetics. 

Proposal: Install 
curbing and 
sidewalk along 
entire length of 
north side of East 
Front Street from 
the “Circle E” 
Diner to 
Downtown to help 
facilitate safe 
pedestrian 
movement along 
this corridor.      
Also install period 
street lamps with 
pedestrian scale 
lighting that is 
more in keeping 
with residences. 

Proposal:  Create 
a design 
vocabulary for the 
East End 
Gateway that 
includes selected 
tree planting to 
enhance the road 
edge, the 
placement of 
period style 
lighting [see 
examples to left – 
right], installation 
of curbing and 
sidewalks on 
south side of 
corridor.    

Scenic Overlook 

Scenic Overlook 
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2.4 Brooklyn Gateway 
  
The “Brooklyn-side” of the Village of Hancock 
is the neighborhood that lies southeast of the 
East Branch of the Delaware River.  The 
Brooklyn-side consists of single-family 
neighborhoods, a variety of commercial 
businesses and the community’s largest 
industrial complexes. 
 
As a traveler enters the Village of Hancock along 
NYS Route 97 they pass through the “Brooklyn-
side” of the Village.  The development along 
Route 97 includes a mix of single-family homes, 
commercial businesses, institutional uses (such 
as the Hancock Fire House) and historically 
significant buildings such as the Brooklyn 
District #14 Schoolhouse on the corner of Peas 
Eddy Road and NYS Route 97.   Unfortunately, 
there are also several dilapidated properties that 
detract from the Brooklyn-side Gateway. 

The new NYS Route 97 Bridge over the East 
Branch connects the Brooklyn-side to the rest of 
the Village.   The new bridge includes sidewalks 
that make it easy to walk across the river to the 
Downtown Business District.  From the bridge 
pedestrians can enjoy panoramic views of the 
natural scenic beauty that surrounds the Village.      
 
Recommended improvements within the 
Brooklyn Gateway include the installation of 
curbing, sidewalks, and period lighting from the 
bowling alley to Maple Street.  It is also 
recommended that the new bridge be 
embellished with period lighting and stonework 
to create an attractive and inviting gateway to the 
Downtown Business District.  It is recommended 
that the period lighting include brackets for 
banners or hanging baskets and that bluestone be 
used to accentuate the base, where feasible.   
Graphic depictions of these improvements are 
provided in the illustration below. 

 

Above (top to bottom):  Hancock Firehouse 
on NYS Route 97 as you enter the Village 
from the south; railroad crossing and homes 
on Maple Avenue leading into the Hancock 
Volunteer Fire Department-owned riverfront 
park; and recently constructed bridge over the 
East Branch of the Delaware River that links 
the Brooklyn-side of the Village to East End. 
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Problem:  There is a 
dilapidated building at the 
corner of Maple Street 
and Route 97 that 
detracts from the 
Brooklyn Gateway.     
 
Proposal: Secure state 
funding to clean up and 
acquire this site in order 
to create a parking area 
for the Hancock Fitness 
Trail.   This site could also 
house an information 
kiosk for Upper Delaware 
Scenic Byway visitors.   

Proposal: Extend 
sidewalks along 
Maple Street to help 
facilitate safe 
pedestrian travel 
from the 
neighborhoods to 
the sidewalk system 
along NYS Route 
97 that extends into 
the Downtown 
Business District.  
Improve pedestrian 
lighting along Maple 
Street and improve 
pedestrian crossing 
at the railroad 
tracks. 

Proposal:  Create 
a design 
vocabulary for the 
Brooklyn Gateway 
that includes 
selected tree 
planting to 
enhance the road 
edge, the 
placement of 
period style 
lighting, along with 
the installation of 
curbing and 
sidewalks from 
the bowling alley 
to Maple Street    

Asset:  The new 
bridge includes 
lighting and 
sidewalks that 
make it easy for 
pedestrian to 
travel between the 
Brooklyn-side to 
the Downtown 
Business District 
with relative ease.    
 
Problem:  Once 
you cross into the 
Brooklyn-side the 
sidewalk system 
ends at Maple 
Street.       
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2.5 Funding Sources 
 
There are a variety of grants that are available to 
help fund these efforts.  Summaries of the more 
likely sources are provided below. 
 
NYSDOT Transportation Enhancement Program 
 
Every other year, the NYSDOT issues a Notice of Funding 
Availability (NOFA) for the Transportation Enhancement 
Program (TEP) that provides millions of dollars annually 
for a variety of multi-modal transportation and 
transportation related projects.   In June of 2008 – as this 
Plan was being written – the Village of Hancock submitted 
a grant application to the NYSDOT through the TEP 
Program to fund the Hancock Fitness Trail.   If successful, 
the Village will be able to obtain up to 80% of the 
projected project cost with the 20% local match being 
provided in the form of in-kind services and potentially 
other state funding sources.   The Village should pursue 
TEP funds during the next round of funding in 2010 for the 
proposed gateway improvements identified in this Chapter.                                                     
www.nysdot.gov  
 
FHWA Scenic Byway Grant Program. 
 
The West End Gateway also happens to be the gateway to 
the Upper Delaware Scenic Byway. Each year the FHWA 
announces a round of Scenic Byway Program grants to 
eligible municipalities or not-for-profit organizations 
within designated Scenic Byways.   Byway grant can be 
used to acquire property, develop visitors or interpretive 
centers, create scenic overlooks, creative interpretive 
materials and to make multi-modal transportation 
improvements that enhance the safety and experience of 
the Scenic Byway Traveler.    The Village of Hancock and 
Hancock Partner’s Inc. are eligible recipients for these 
grants.  Scenic Byway funds could be used to fund 
improvements to the West End and the proposed Hancock 
Heritage Center.                   www.bywaysonline.org/grants 
 

NYSDOT Transportation Improvement Program 
 
The New York State Department of Transportation has a 
five-year capital improvement program for all State 
highways that is referred to as the Transportation 
Improvement Program (TIP).    TIP funds can also be used 
for – “betterments” – or improvements beyond the edge of 
pavement such as sidewalks, street lighting and in some 
instances tree plantings.   TIP funds should be pursued. 
 
2.6 Summary 
 
The gateways leading into a community provide 
the first and often lasting impression in visitor’s 
minds.  Well-defined gateways give visitors the 
sense that they have “arrived” to the community 
in which they are visiting.   Such gateways also 
offer a visually appealing experience that 
complements the natural and man-made 
environment within the greater community. 
 
There are a variety of measures that can be taken 
to enhance the aesthetics and function of the 
Village’s gateways.  The Village Board must 
work with NYSDOT and other regional, State 
and federal agencies to secure the funding 
needed to implement these improvements.  
Doing so will not only make the Village a more 
appealing place in which to live, but it will also 
make it a more attractive place to visit. 
 
In Chapter 3.0 – Housing & Neighborhood 
Revitalization we focus on measures that can be 
taken to help strengthen the Village’s housing 
stock and protect the integrity of the Village’s 
neighborhoods. 

  
 
 
 
 
  “The Village 

Board must work 
with NYSDOT and 
other regional, 
State and federal 
agencies to 
secure funding 
needed to 
implement these 
improvements.  
Doing so will not 
only make the 
Village a more 
appealing place in 
which to live, but 
it will also make it 
a more attractive 
place to visit.” 
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CHAPTER 3.0  
HOUSING & NEIGHBORHOOD 
REVITALIZATION 
 
Maintaining the integrity of Hancock’s 
neighborhoods and the quality of its housing 
stock is an important goal for the Village.   The 
various neighborhoods have their own unique 
identity that reflects their history, geography and 
sense of pride of its residents.  Strong 
neighborhoods are the cornerstone of a healthy 
and vibrant community.  The Village of Hancock 
should support and enhance its neighborhoods 
through new infill housing units that complement 
existing homes, the rehabilitation/preservation of 
any deteriorating housing stock, strict 
enforcement of its building and zoning codes and 
sidewalk improvements.   The latter will greatly 
enhance pedestrian circulation from residential 
areas to the commercial, institutional and 
recreational facilities making the community a 
better place in which to live. 
 
The Village of Hancock has two distinct 
residential types: 
 

• Older established neighborhoods located 
in close proximity to the downtown area 
or older industrial areas; and 

• Newer suburban style subdivisions 
located further away from downtown 
along Fifield Avenue, the northern 
reaches of the Village or within the 
Brooklyn-side of the community. 

Citizen comments from the Assets & Challenges 
exercise and Committee meetings indicate that 
residents are concerned with the quality of the 
housing stock as well as the potential demise of 
individual neighborhood identities if the single-
family integrity of homes is not preserved.  
Several field surveys were conducted to better 
ascertain specific housing and neighborhood 
needs.  The general issues identified as a result 
of citizen input, field surveys and the review of 
U.S. Census Data are described below: 
 

• Each of Hancock’s neighborhoods 
contain some deteriorating housing units; 

• There appears to be a trend of converting 
older, larger homes, into apartments; 

• Homes that are being converted to rental 
units are not being properly maintained; 

• Pedestrian access in many residential 
areas is poor or does not exist; 

• Homeownership in the Village is 
declining – down to 60% of all housing 
units according to the 2000 Census data; 

• In 2000, 5.1% or 30 dwelling units, were 
described as “seasonal dwelling units;” 

• There are instances of poor housing 
conditions associated with larger 
architecturally significant homes 
reflecting the financial inability of some 
homeowners to maintain their property; 

• Multi-family infill development is too 
dense for surrounding neighborhood; and 

• The Zoning Law does not afford any 
historic property protection or incentives 
for preservation/restoration. 

 
 
 
 
 
 
 
 
  

Above (top to bottom):  Well-maintain single-
family residence at the northwest corner of 
Wheeler Street and Vestal Avenue; brick home 
on Leonard Street; and recently restored 
residence on West Main Street adjacent to the 
Blue Stone Grill.   Well-maintained properties 
are an important part of a healthy 
neighborhood and community. 
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NEIGHBORHOODS 
VILLAGE OF HANCOCK, NEW YORK 

 

UPPER 
PENNSYLVANIA 
AVENUE 

LOWER 
PENNSYLVANIA 
AVENUE 

MILL 
STREET 

FIFIELD 
AVENUE 

BROOKLYNN SIDE 

LEONARD 
HILL 

BACK 
STREET 

EAST 
END WEST 

END 

Above (top to bottom):  A single-family home 
at the corner of Wheeler Street and Vestal 
Avenue; single-family homes along Maple 
Street on the Brooklyn-side of the Village; and 
a stately home on the southwest corner of 
Maple Street and Labarre Street also on the 
Brooklyn-side of the Village.  There is a need 
for a expanded sidewalk system on the 
Brooklyn-side of the Village. 
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3.1 Housing Conditions 
 
For the purpose of assessing the condition of 
Hancock’s housing stock, we used the following 
definitions: 
 

Housing Condition Description 
Sound: No deficiencies. 
Minor Deficiencies: Some repairs beyond regular 

maintenance. 
Major Deficiencies: Requiring substantial rehabilitation. 
Dilapidated: Unsuitable for rehabilitation 

warranting clearence. 
 

 
Fortunately, the vast majority of the housing 
stock with the Village can be classified as being 
“sound.”  However, there are a number of single-
family homes and apartment buildings 
throughout the community with minor to major 
deficiencies along with a number of dilapidated 
structures.  Unfortunately, it only takes one or 
two homes with major deficiencies or one 
dilapidated home to detract from the entire 
neighborhood. 
 
A case in point is two single-family homes at the 
base of Leonard Hill that were converted to 
apartments [see photos to right].    While these 
homes appear structurally sound, each has major 
deficiencies ranging from siding that is need of 
substantial rehabilitation, poorly maintained 
porches and deficient property maintenance.  
What is otherwise a street consisting of stately 
single-family homes is marred by the presence of 
these poorly maintained housing units with 
major structural deficiencies. 

There are a variety of factors that have 
contributed to the existing condition of these 
buildings.  One has to do with the fact that 
absentee landlords are not properly maintaining 
their rental properties.  However, the Village has 
a Building Code and it is recommended that 
strict Code Enforcement be implemented for all 
residential properties to protect the health, safety 
and welfare of residents and the values of 
adjacent properties.   
 
Probably the single greatest threat to the integrity 
of the Village’s single-family residential 
neighborhoods is its Zoning Code.    The single-
family residential neighborhoods within the 
Village are located within the R-1 or R-2 
Residential Zoning District.   Both districts allow 
the conversion of single-family homes to 3 or 4 
family apartment houses with a Special Permit.    
This provision in the Zoning Code encourages 
the purchase of single-family homes by absentee 
landlords since the conversion to apartments 
ensures a significant return-on-investment.  For 
the adjacent homeowner, the only thing this 
ensures is a reduction in their property value.  
 
Typical problems associated with the conversion 
of single-family homes to more than two 
apartments include overcrowding, lack of off-
street parking, solid waste disposal and general 
property maintenance.   Allowing the conversion 
of single-family homes to four-unit apartments is 
tantamount to rezoning the neighborhood.    It is 
recommended that conversion of single-family 
dwellings be limited to two (2) apartments. 

Above (top to bottom):  Poorly maintained 
rental apartments at the base of Leonard 
Street; view of back yards of rentals; and 
poorly maintained rental on Leonard Street.  
These structures have major deficiencies. 
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The R-1 Residential District doesn’t allow multi-
family dwellings.   This provision of the Zoning 
Code is strongly supported by this Plan as it will 
prevent multi-family infill development that is 
too dense for the surrounding neighborhood from 
being developed.  The Village’s R-2 Residential 
District permits multi-family units.  The R-2 
District encompasses a small area on East Main 
Street and Point Mountain.  There are existing 
garden apartments in the R-2 District on East 
Main Street.  These stand in sharp contrast to 
nearby single-family residences.   A photo of the 
multi-family  apartments is provided below. 

 
It is strongly recommended that the R-2 
Residential District that encompasses Point 
Mountain be replaced with a new REC-1 
Residential District due to the environmental 
constraints on the site and the fact that it is an 
important viewshed for the community.  The 
recommended zoning of Point Mountain is 
discussed in greater detail in Chapter 7.0 – Land 
Use Law. 

3.2  Pedestrian Connections 
 
A common deficiency in many of the Village’s 
residential neighborhoods is the lack of a 
comprehensive and well-maintained pedestrian 
circulation system.  In many instances the 
existing sidewalk system is poorly maintained. 
There are also many residential streets that do 
not have any sidewalks at all.  A comprehensive 
sidewalk system can help to strengthen the 
integrity of residential neighborhoods.  It does so 
by encouraging people to walk that increases the 
opportunities for neighbors to interact with one 
another.  When neighborhood residents grow 
accustomed to walking, they also increase the 
security of the neighborhood as more eyes are 
placed on the street throughout the day.     
 
Based upon the field surveys of the residential 
neighborhoods, those areas where sidewalk 
improvements or sidewalk construction was 
needed to create an effective pedestrian system 
were identified.  These areas are graphically 
illustrated on the Pedestrian System map on page 
23.  While there are segments of the sidewalk 
system that are in good condition, the vast 
majority is in either “fair” or “poor” condition.  
When sidewalks are not well maintained it 
makes it difficult for pedestrians to walk.  
Another deficiency in the Village’s sidewalk 
system are the considerable number of gaps that 
cause residents to walk in the street to get from 
one place to another in the community.  The 
development of a comprehensive sidewalk 
system is needed to strengthen neighborhoods. 

 

Above (top to bottom):  Beautifully restored 
Queen-Anne house on Leonard Street that is 
one of a number of large single-family homes 
that are being restored in the Village; small 
Cape on Upper Pennsylvania Avenue with 
some minor deficiencies; and dilapidated 
house on Wheeler Street (south of railroad 
tracks) that is a blight on surrounding 
properties and should be removed. 
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Public Golf Course 

Firemen’s Field 

Hancock Schools 

Village-owned site 

Railroad 

Proposed Hancock Fitness Trail Connecting West and East Branches of Delaware Rivers 
Exactly 1 Mile End-to-End 

NYS Route 17 

East Branch 

West Branch 

SIDEWALK – Good Condition 
SIDEWALK – Fair Condition 
SIDEWALK – Poor Condition 
SIDEWALK - Missing  

Pedestrian System 
Sidewalk Conditions 

Above (top to bottom): Good condition 
sidewalks that were installed with new bridge 
over the East Branch of the Delaware; poorly 
maintained and constructed sidewalks on 
West Main Street looking west; and poorly 
maintained and constructed asphalt 
sidewalks on West Main Street looking east.  
A standard 5-foot wide sidewalk with curbing 
is recommended in the Downtown and 5-foot 
sidewalk with a grass median in residential 
areas of the Village. 
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3.3 Plans of Action 
 
There are a variety of strategies that can be 
employed to improve Hancock’s housing stock 
while protecting the character of its 
neighborhoods.  Proposed actions include: 
 

  Housing Rehabilitation Program – Provide 
financial assistance to restore both owner 
occupied and investor owned housing. 

 
 Blight Removal - Acquisition and demolition of 

substandard vacant dwellings “unsuitable for 
habitation” to remove blight and create 
opportunities for single-family infill development. 

 
 Code Enforcement – Strictly enforce the Building 

Code to protect character of neighborhoods. 
 

 First-time Homebuyer Program – Create a 
program that provides down payment assistance 
and below market rate financing programs. 

 
 New Infill Housing Incentive Program – Provide 

a 5-year tax abatement program [50% reduction 
stepped down 10% each year] for those who build 
a new house on an infill lot.  

 
 Sidewalk Improvement Program – Secure State 

Member Item funds to construct new sidewalk 
segments in the residential neighborhoods with 
the goal of creating a comprehensive sidewalk 
system within the Village. 

 
 Design Standards – For new infill housing. 

 
 Zoning Code Amendments – Amend regulations 

to reduce the conversion of large single-family 
residential homes into multi-family apartments. 

 
 Encourage reuse of large homes for B&B’s. 

3.4 Funding Sources 
 
In New York State there are a variety of funding 
sources that are available to assist communities 
with housing and neighborhood revitalization 
efforts.    A summary of some of the more likely 
sources of funding is provided below. 
 
Governors Office for Small Cities CDBG 
 
The GOSC Community Development Block Grant 
Program provides funding to eligible units of local 
government through a competitive grant process to address 
community development needs including housing and 
infrastructure.  These funds can be used for housing 
rehabilitation programs for Low-Moderate Income (LMI) 
residents as well as infrastructure improvements that may 
include water, sewer and sidewalks.  The Notice of 
Funding Availability (NOFA) is announced in January of 
each year with applications typically due in April.  The 
Village is eligible to seek up to $400,000 annually. 
 
The United State Department of Agriculture 
 
The USDA Rural Development program offers financial 
assistance for LMI individuals and families in a number of 
ways to pursue homeownership and rehabilitation.   These 
programs include Homeownership Loans (Section 502) 
Direct Loan Program in which the Rural Housing Office 
offers direct financial assistance to LMI persons with 
home loans at affordable rates.  Under the Single-Family 
Loan Guarantee Program, Rural Housing Services 
guarantees loans made by private sector lenders to enable 
LMI individuals to qualify for home loans. 
 
NYS Division of Housing and Community Renewal. 
 
Offers a variety of housing rehabilitation programs and 
weatherization programs to assist senior and low-moderate 
income residents. Delaware Opportunities, Inc. is the local 
Community Based Housing Organization. 

 
 
 
 

Above (top to bottom):  Beautiful Craftsman –
style house in the Upper Pennsylvania 
Avenue neighborhood; Point Mountain B&B 
on Yendes Street; and stately Queen-Anne 
home on East Main Street.  There are a 
number of historic homes throughout the 
Village and the preservation and restoration 
of these homes should be encouraged to 
protect the integrity of Hancock’s 
neighborhoods. 




