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6.1.1 Incentive Programs  
 
As was discussed in Section 5.7 of this Plan, 
there is a successful New York Main Street 
program administered by Hancock Partner’s, Inc. 
for businesses along East Front Street.  This 
program needs to be expanded to encompass the 
entire Downtown Business District and the 
Village Board must continue to support efforts to 
secure more State funds to expand the program. 
 
The Village/Town of Hancock are also part of 
the Delaware County Empire Zone.   However, 
the existing boundary does not encompass the 
areas within the Village that are most likely to 
see significant new investment  - the Downtown 
Business District and West End Gateway.  It is 
thus recommended that the Village Board reach 
out to the Delaware County Zone Administrative 
Board (ZAB) to secure an EZ Boundary 
Amendment to include these areas of the 
community. 
 
This can be accomplished be removing lands 
within the existing EZ that contain wetlands and 
that are located within the floodplain.   Once the 
EZ Boundary is amended, those businesses 
within the EZ Boundary will become eligible to 
apply for EZ Benefits helping to stimulate 
investment in these areas. 
 
Having the EZ benefits is a significant incentive 
but does little good if it is not effectively 
marketed to perspective businesses.  Someone 
needs to lead the marketing effort. 

To this end, it is recommended that a not-for-
profit economic development entity be created to 
spearhead economic development initiatives 
within the Village.  The agency would take a 
more proactive role than a traditional Industrial 
Development Agency – working with local 
business leaders and elected officials to retain 
existing businesses and to attract new investment 
in order to diversify the economic base. 
 
6.1.2 Transportation Access 
 
The Village of Hancock will soon have direct 
access to the interstate highway system when 
NYS Route 17 is converted to Interstate-86.   
Proximity to the interstate highway system is 
often a prerequisite for transportation companies 
and like companies with a strong need for 
transportation access such as warehouse 
distribution companies.  Freight access that is 
growing in importance to warehouse distribution 
and manufacturing companies due to rising fuel 
costs.  Having access to freight is a competitive 
advantage that is most applicable to the large 
industrial sites south of the Village.  These are 
assets that need to be marketed to prospective 
businesses.   
 
6.1.3 Energy 
 
The Millennium Gas Pipeline runs through the 
Town of Hancock and in close proximity to the 
Village of Hancock.  Natural gas service is 
available throughout the Village and the 
industrial sites within the Town of Hancock. 

 
 

Above (top to bottom): Hancock enjoy 
superior transportation access to the 
surrounding region; railroad trestle; and 
Brisbee Lumber & Supply Company on 
Yendes Street.  
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Companies that rely upon uninterrupted supplies 
of natural gas should be attracted to Hancock.   
One example is large commercial greenhouses 
that favor natural gas with ease of access to 
markets.  The Greater Hancock Area might be 
attractive to such industries due the lower land & 
labor cost, an abundant supply of natural gas, 
available public water supply and the ability to 
get their products to market by rail or truck. 
 
6.1.4 Water & Sewer Capacity 
 
The Village of Hancock operates public water 
and sewer systems serving the community. The 
sewer system is designed for 350,000 gallons per 
day (gpd). It currently collects and treats only 
120,000 to 150,000 gpd, leaving substantial 
unused capacity available for new users. The 
Village charges $118 per quarter for every 
18,000 gallons generated, equal to an annual 
charge of $472 per equivalent dwelling unit 
(EDU), assuming each EDU represents 200 gpd. 
The rates are competitive with regional rates. 
Rates for large users are subject to negotiation.   
 
The Village water system has capacity to 
produce 1,000,000 gpd of water supply, subject 
to its current pumping capacity, which is about 
650,000 gpd. Current water usage is only 
280,000 to 350,000 gpd, leaving an 
approximately equal amount available for new 
users with no significant additional capital 
expense. Once again, commercial and industrial 
rates are subject to negotiation.  These are 
competitive advantages that can be marketed. 

6.1.5 Telecommunications and Internet Access 
 
Telecommunications and Internet access is an 
increasingly important resource that companies 
depend upon to communicate with their 
customers.   In the Village, access to cell phone 
service is very good, but the options for high-
speed internet service are limited.    This is one 
area where new investments are needed enable 
Hancock to compete in the increasingly global 
marketplace. 
 
6.1.6  Recreation 
 
An important factor in business location 
decisions is the quality of life in the community.   
There are many factors that help to define a 
community’s quality of life but one of the more 
important factors is the availability of 
recreational amenities such a parks and trails. 
 
There are a variety of outdoor recreational 
activities within the Greater Hancock Area.   
There include fishing and boating on the east and 
west branches of the Delaware River, golfing at 
the Hancock Golf Course or the nearby French 
Woods Golf Course, hiking at nearby State 
parklands and biking along the NYS Route 17 
Bikeway.  The latter runs through the heart of the 
Village of Hancock along NYS Route 97 – aka 
the Upper Delaware Scenic Byway.   There are 
many outdoor recreational opportunities for local 
residents and visitor’s, however, more needs to 
be done to improve public access to the rivers 
and to create a public trail system. 

Above (top to bottom):  Village reservoir at 
the end of the Golf Course Road Extension; 
another view of reservoir; and view of Village-
owned Waste Water Treatment Plant at the 
end a LaBarre Street south of the Village.  
The Village has excess capacity to 
accommodate new growth the water and 
sewer lines already serve the area where 
growth is likely to occur. 
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There are many opportunities to expand 
recreational opportunities within the community 
and these are discussed in detail in Chapter 4.0 – 
Parks, Recreation and Civic Centers.  The 
existing recreational opportunities, coupled with 
the proposed enhancements to the parks and 
recreation system will make Hancock a more 
inviting place to live.  In turn, these amenities 
will make the community a more inviting place 
to conduct business. 
 
6.1.7 Public & Private Schools 
 
The Village of Hancock is home to the Hancock 
Central Schools and the Town of Hancock is 
home to The Family Foundation School.    
 
The Hancock Central School is located in the 
Village in an architecturally pleasing and 
picturesque setting that is central to the 
community.  School facilities for all grades are 
located on the same campus and include a 
Junior-Senior High School and Elementary 
School.  The former serves a combination of 
New York and Pennsylvania school students. 
The School District had a total enrollment of 
approximately 450 students in grades K-12 for 
the school year.  The average class size ranges 
from 15-18 students with an average graduating 
class size of 45 students.    
 
The Family Foundation School is a college 
preparatory boarding school for teens at risk.  It 
serves grades 9 through 12, and a separate 
middle school serves grades 6, 7, and 8.   

The school is registered with New York State 
Board of Regents and accredited by the Middle 
States Association of Colleges and Schools.  
Present enrollment at The Family Foundation 
School is approximately 230 students.  The 
Greater Hancock Area provides access to a very 
good public education system along with private 
school for teens.  These educational institutions 
are an important asset to the community in terms 
of educational and employment opportunities.  
The community is also fortunate to have a 
private foundation that supports education. 

The Hancock Community Education Foundation 
is a not-for-profit organization that currently 
provides ten (10) educational and social 
programs for school age children.   The mission 
of the Foundation is to “increase  as rapidly as 
possible  the number of Hancock High School 
graduates  who go to college.” Since the 
Foundation’s start in the year 2000, it has 
invested over $1,000,000 in Hancock. Of this, 
$336,000 was invested in scholarships and the 
rest in educational support programs for students 
and adults. The foundation employs 44 part-time 
educators and tutors as well as a full-time 
Executive Director.   

Having the Hancock Community Education 
Foundation is an incredible resource for the 
Greater Hancock Community.  One of the long-
term goals of the Foundation is to build a Youth 
Center for school age children.  The creation of 
the Youth Center is strongly supported by this 
Economic & Community Development Plan.  

Above (top to bottom):  Clubhouse at the 
Hancock Public Golf Course just off of NYS 
Route 17 Exit 87; picture of the public golf 
course; and view of Delaware River looking 
south from the Village’s public access area.  
There are a variety of active and passive 
recreational opportunities for local residents 
to enjoy but more needs to be done to create 
a public trail system to link open spaces. 
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6.1.8 Health Care 

When families are looking at relocating to a new 
community, they often take into consideration 
the availability and proximity of primary health 
care services.   Lourdes Hospital – based in 
Binghamton, New York – has a primary care 
clinic within the Village of Hancock.  The 
Primary Care facility is open from 8:00 AM – 
4:00 PM Monday through Friday.  A board 
certified physician is on staff along with a Nurse 
Practitioner.     Having the Lourdes Primary Care 
facility is an important asset for the community. 
 
As was discussed in Chapter 4.0 – Parks, 
Recreation and Civic Centers the Lourdes Clinic 
on East Front Street has outgrown its present 
location and is looking to build a new facility 
Downtown.  This Plan strongly supports locating 
the proposed Hancock Community Health Care 
Center in the Downtown Business District.  The 
proposed facility will provide important health 
care services for the community, create 
employment opportunities and strengthen the 
social and economic vitality of the business 
district by attracting patients to the Downtown 
Business District.    
 
The Hancock Community Health Care Center 
will also strengthen the important role that 
Hancock already plays in providing health care 
services to the rural communities in New York 
and Pennsylvania that rely upon the Lourdes 
Primary Clinic in the Village of Hancock for 
their health care needs.    

6.2 Emerging Markets 
 
The U.S. Census Data shows that between 1990 
and 2000, the Greater Hancock Area experienced 
growth in three sectors of the economy: 
Educational & Health Services (14.3%); 
Agriculture, Forestry and Mining (66.7%) and 
Arts, Entertainment and Recreation (550%).   
The percentage growth in the latter was due to a 
low base number, however, the number of jobs 
created in this industry (33) was greater than the 
number of jobs created in the other two 
industries combined (see Table A-7). 
 
Since 2000, anecdotal evidence suggests that 
these industries have continued to grow in the 
community.   Within the Village of Hancock 
there are a number of new services businesses 
such as Alma Yoga and the Bluestone Grill.  
There has also been growth in the 
accommodations sector with the addition of the 
new Hancock House Hotel, Point Mountain Bed 
& Breakfast and Cranberry Cottage B&B.   The 
Village Board must work with the Hancock Area 
Chamber of Commerce and Hancock Partner’s, 
Inc. to nurture continued growth in the Arts, 
Entertainment & Recreation industry in order to 
create jobs for local residents.   
 
There are many recommendations contained 
within this Plan that will help to strengthen the 
Arts & Entertainment Industry by making 
Hancock a more enjoyable place to visit.    There 
are also federal and State funds available to help 
implement these improvements. 

Primary Care Clinic on East Front Street in the 
heart of the Downtown Business District; Alma 
Yoga located on Pennsylvania Avenue; and 
Rite Aid Pharmacy on West Main Street.   The 
Village of Hancock is already a center for health 
care services for the Greater Hancock Area. 
The new Lourdes Health Center that is 
proposed will strengthen the health care 
industry in the community.  

Above (top to bottom): The Bluestone Grill 
restaurant; Alma Yoga; and Cranberry Cottage 
B&B.  The Village has long provided 
accommodation and dining services to 
travelers.  The new Hancock House and several 
Bed & Breakfasts within the Village have helped 
to sustain growth in the accommodation sector.   
Complementary businesses have recently 
opened in the Village such as the Bluestone 
Grill and Alma Yoga.  
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These include the creation of the Village Square, 
Hancock Fitness Trail, Scenic Overlook and 
West Branch Park – along with streetscape 
improvements along the Village’s gateways and 
throughout the Downtown Business District.  
The Village Board and business community must 
work together to implement these improvements 
and to promote a positive image of the 
community to prospective residents, second 
homeowners and businesses.  Doing so will help 
to strengthen the community’s tax base while 
creating jobs for local residents.     
 
Another sector of the economy that the Village 
Board must work with its business community to 
support is the Education & Health Services 
Industry.   In 2000, this industry employed 112 
residents and today the number is even greater.    
The development of the Hancock Community 
Health Care Center will help to solidify the 
Village’s place as a health care services center 
for the Greater Hancock Area.  The development 
of this center must be a priority of the Village-
Town of Hancock’s Economic & Community 
Development initiatives.     
 
There may also be opportunities to attract certain 
niche industries to the community such as large 
commercial greenhouses.  The competitive 
advantages that Hancock has include availability 
of labor, access to natural gas, lower land costs 
and transportation access via Future I-86 or the 
Erie Railroad.  While business attraction should 
be a part of Hancock’s economic development 
efforts -  it should not be the sole focus. 

6.3 Summary 
 
Between 1990 and 2000, Hancock experienced 
job losses in the manufacturing, professional 
services and construction industries - among 
others.  The downturn in manufacturing was 
further exacerbated when Becton, Dickinson & 
Co., closed its 200-employee manufacturing 
facility in 2000.   One lesson that can be learned 
from the closing of that plant is the need for the 
community to diversify its economic base. 
 
There are a number of positive trends in the local 
economy such as recent Downtown 
Revitalization efforts. The Village Board, Town 
Board and local business community must work 
together to support growth in emerging 
industries and strive to retain existing businesses 
while attracting complementary businesses.  
Commercial greenhouses are included herein as 
but one example of an industry that might be 
attracted to the community based upon the needs 
of the industry and the competitive advantage 
Hancock offers – others should be explored. 
 
More often economic growth in a community 
comes not from outside investment but rather 
from investments by local residents and business 
owners.    While the Village Board and economic 
development agencies should pursue business 
attraction efforts it is even more important to 
pursue business retention and expansion efforts. 
Hancock must also strive to provide a business 
friendly environment that encourages 
reinvestment within the community. 

 
 
Niche Markets 
Greenhouses 
Trucking 
Light Industry 
Tourism 
Forestry 
Bluestone 
Etc.  
 
 

Above (top to bottom):  Commercial 
greenhouses that grow flowers and orchids for 
commercial markets in the metropolitan New 
York area.  Such facilities rely upon availability 
of labor, lower operating cost and access to 
markets.  Hancock has a number of competitive 
advantages that might appeal to this industry. 
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6.4 Action Plan 
 
The initial step for Hancock is to hire a full time 
Economic & Community Development 
Coordinator that will also serve as the 
“Downtown” coordinator.  The individual would 
facilitate and drive Hancock’s economic 
development activities by implementing the 
following duties: 
 

 Organize an economic development advisory 
team consisting of local government officials, 
business leaders and local residents that are 
proactive advocates of economic development; 

 Create public/private partnerships to further 
development of targeted properties; 

 Secure economic development funding, 
coordinate the work, and streamline the 
communication among different local, state, and 
federal agencies including surrounding localities; 

 Build strong relationships between municipalities 
and private entrepreneurs to assist in bringing 
new employment and investment opportunities; 

 Serve as the mediator to resolve problems and 
concerns between various stakeholders; 

 Spearhead business retention efforts; 
 Create marketing resources to assist Hancock in 

promoting private investment and business 
development; 

 Bring stakeholders of all interest to the bargaining 
table to support communication efforts and help 
mediate various points of view on particular 
projects; 

 Provide accurate and up-to-date economic and 
demographic information to prospective 
developers, property owners and businesses; 

 Help develop business plans for new or 
expanding businesses; and 

 Assist the Hancock Area Chamber of Commerce 
in planning and promoting special events. 

It is recommended that the Economic & 
Community Development Coordinator be an 
employee of the Hancock Partner’s, Inc. a local 
not-for-profit 501(C)(3) that is presently 
administering the New York Main Street 
program.  As a not-for-profit entity, Hancock 
Partner’s Inc. is eligible to apply for the ARC’s 
Leadership Development and Civic Capacity  
Grants to offset the cost of this position.   
 
Eligible activities include training for citizen 
leaders, local officials and management staff 
from nonprofit community organizations; 
organizational support for community 
organizations, and other activities that help build 
a community's capacity to mobilize resources, 
gain leadership experience, and strengthen 
community institutions and partnerships. 
 
One tool that can be used to promote Hancock as 
a place to do business is through a well designed 
website.  It would provide information on 
available incentives (e.g. Empire Zone, IDA or 
New York Main Street program), demographic 
information, directory of available buildings and 
sites, list of leading local employers, information 
on the community’s target industries, 
information on quality of life and local schools.  
The business community would take the lead in 
developing a website with this economic 
development focus. The Economic & 
Community Development Coordinator would be 
responsible for maintaining and updating the 
website and using it as a tool in the Hancock’s 
business attraction efforts.  

 

Above (top to bottom): T & A Home Center 
on West Main Street with well-designed 
window displays; view from second floor 
porch of the new Hancock House looking 
west along East Front Street; and Becton-
Dickinson Plant off of LaBarre Street.  The 
new Hancock House is a great example of 
the type of new investment that should be 
encouraged downtown in terms of design and 
economic impact on the community. 
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6.5 Funding Sources 
 
ARC Business Development and Entrepreneurship  
 
ARC makes a wide range of grants to public and private 
nonprofit organizations to help firms create and retain jobs 
in the Region. Examples of grants include: industrial site 
development; business incubators; special technical 
assistance and training; and expansion of domestic and 
foreign markets.  ARC also capitalizes loan funds that 
improve access to capital for Appalachian businesses and 
can support other activities that foster entrepreneurship. 
Business development grants typically include 
participation of other federal agencies. In distressed areas, 
ARC assistance may provide up to 80 percent of the total 
cost of a project.                                              www.arc.gov 
 
ARC Leadership Development and Civic Capacity   
 
Eligible activities include the development and 
implementation of community-based strategic plans; 
training for citizen leaders (both adult and youth leaders), 
local officials, and management staff from nonprofit 
community organizations; organizational support for 
community organizations, and other activities that help 
build a community's capacity to mobilize resources, gain 
leadership experience, and strengthen community 
institutions and partnerships. 
 
New York Main Street Grant Program 
 
The New York State Division of Housing and Community 
Renewal makes available up to $500,000 to local 
governments or not-for-profit organizations for Downtown 
revitalization efforts.   These funds that go to the local 
government or not-for-profit agency are made available to 
entrepreneurs in the form of small grants for façade 
renovations, interior building renovations, minor 
streetscape enhancements and the creation of downtown 
anchors.   In September of 2008, the NYMS program was 
revised to increase the funding available to each 
community from $200,000 to $500,000. 

Funding for the following activities is now eligible: 
 
Building Renovation:  Grants to building owners for 
renovation of first floor commercial or civic space up to 
$30,000 per building, plus up to an additional $30,000 for 
each renovated residential unit; not to exceed 75% of the 
total project cost or $120,000 per building.  
 
Downtown Anchors:  Grants to building owners up to 
$500,000 per building, but not exceeding 33% of project 
cost, to help establish or expand, civic or business anchors 
that are identified in a local plan as key to local 
revitalization efforts. 
 
Streetscape Enhancements:  Grants of up to $25,000 for 
streetscape enhancement activities such as: planting trees 
and other landscaping; installing of street furniture and 
trash cans; providing appropriate signs in accordance with 
a local signage plan in order to enhance NYMS target area.  
The Village Board should continue to support on-going 
efforts by Hancock Partners Inc. to secure funds through 
the NYMS program so that small grants can be made 
available to entrepreneurs that are interested in opening or 
expanding a business within the Downtown.  
                                                                                                                        
Website:    www.nymainstreet.org 

 
 
 

 
Hancock needs to 
continue to diversify its 
economic base by 
focusing on business 
retention & expansion and 
nurturing growth in 
emerging industries.   The 
focus cannot be trying to 
replace the loss of 
Becton-Dickinson, Co. 
 
 
 
“They’re closing 
down the textile 
mill across the 
railroad 
tracks….foreman 
says these jobs 
are going boys 
and they ain’t 
coming back to 
your hometown.” 
 
Bruce Springsteen  
My Hometown 
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CHAPTER 7.0  
LAND USE LAW 
 
7.1 Land Use 
 
Land-use refers to how individual parcels of land 
are used.  Generally, land-use is divided into 
broad categories including forested, residential, 
commercial, office, manufacturing, warehousing, 
institutional, parkland and vacant land.   The 
density of housing that is developed on such sites 
further defines residential land uses.  The 
Village’s existing land uses, by parcel, are 
shown on the Land Use Map on page 59.  
Having a clear picture of the Village’s existing 
land-use pattern is very useful when planning for 
its future development.  
 
The areas with the highest residential densities 
include a garden apartment complex off of East 
Main Street within the Back Street 
neighborhood. The Village’s traditional single-
family neighborhoods have a relatively low 
residential density.  Its Downtown Business 
District is along West Main Street and East Front 
Street and includes both commercial and mixed- 
use (e.g. commercial with residential above) 
buildings.  There is commercial development 
along West Main Street near the NYS Route 87 
Interchange and along NYS Route 97.  Industrial 
land uses (shown in pink) abut the Erie Rail Line 
and/or are located on LaBarre Street.  Point 
Mountain is classified as Wild, Forest and 
Conservation lands.   

An analysis of the existing Land Use Map shows 
that a very high percentage of the Village is 
already developed.  Many of the vacant parcels 
have environmental constraints in terms of steep 
slopes, wetlands or floodplains.  The Village’s 
development pattern is pretty well defined and it 
is important that development on the few 
remaining undeveloped sites be integrated into 
the fabric of the community rather than isolated 
from it.  To do so, a traditional development 
pattern should be encouraged on infill sites as 
well as the large tracts along the waterfront south 
of the railroad tracks.   
 
Development on infill sites should complement 
adjacent properties in terms of building 
placement, scale, height and the types of 
building materials that are used.  Development 
on the large redevelopment sites should 
complement adjacent neighborhoods and the 
community at large. Where mixed-use 
development is proposed, it should include a mix 
of home types that complement the Village at 
large.  Where it is feasible to do so, new streets 
should be interconnected into the existing streets.  
 
The Village Board needs to put in place the 
appropriate land use tools to guide new 
development within the community in 
accordance with this Economic & Community 
Development Plan.   In this respect, there are 
some zoning law amendments that are 
recommended herein – along with the enactment 
of design guidelines. These are discussed in 
more detail in Section 7.2 of this Plan.  

 
 
 
 
 
 
 
 
 
 
 

“We Shape 
Our 
Buildings 
and 
Afterwards 
Our 
Buildings 
Shape Us.” 
 
Sir Winston Churchill 

Above (top to bottom):  The Louise Adelia 
Read Memorial Library and the Hancock 
Central High School are two civic buildings 
that help to define the Village of Hancock. 
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Above (top to bottom): Nicely restored 
painted-lady on Leonard Street; view of the 
Roadhouse Restaurant & Tavern on West 
Main Street near the NYS Route 17 – Exit 87 
ramps; and view of Hancock Liquor Store on 
West Main St.  As you can see from the land 
use map, the Village’s residential, commercial 
and industrial areas are well-defined.  Certain 
zoning text amendments are recommended 
to maintain the integrity of these areas. 
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7.2 Zoning Code 
 
Hancock’s business district has many historic 
buildings that give the community its unique 
sense of place.   Over time – as buildings were 
lost to fire or neglect – the unique character of 
the Downtown was compromised by new 
development that is in sharp contrast to historic 
buildings that surround them.   Left unchecked, 
the pattern of poorly designed infill development 
will destroy the character of Downtown making 
it a less appealing place to shop or invest. 
 
What are the factors that have contributed to the 
pattern of poorly designed infill development?   
One is the nature of automobile dependent 
businesses and the desire for large expanses of 
off-street parking areas (e.g. Grand Union and 
Great American sites on West Main Street).   
Another is the choice made by the developers of 
these sites.   However, the most important factors 
that contributed to inappropriate development 
within the Downtown are the Village Zoning 
Code and the lack of design guidelines. 
 
7.2.1 DB-Downtown Business District 
 
Chapter 115-Zoning of the Village Code 
establishes a DB-Downtown Business District 
that encompasses the entire Downtown Business 
District along West Main Street and East Front 
Street.  The permitted uses include many 
business that are appropriate within a Downtown 
Business District such as banks, barbershops, 
beauty salons, bed & breakfast establishments, 

business office, hotels, laundries, restaurants, 
retail commercial and taverns.  However, it also 
allows a variety of uses that are inappropriate 
within a Downtown Business District including 
car washes, gas stations, drive-in facilities and 
kennels.  
 
In addition to inappropriate land uses, the DB-
District does not require infill buildings to be 
situated up to the sidewalk in order to maintain 
the building line within the Downtown Business 
District.  Over time, historic buildings that were 
built to the sidewalk and that helped to define the 
building line were replaced with automobile-
dependent businesses that were situated in a 
manner that have slowly eroded the streetscape - 
such as car washes and gas stations. In many 
cases, parking lots face the street with the 
building set back from the street (see Grand 
Union and Rite Aid to right).  When this occurs, 
the pedestrian orientation of a downtown is lost.      
 
It is recommended that the Village Board amend 
its Zoning Law to create very specific standards 
for development within the Downtown Business 
District.  Only those land uses that are 
appropriate for a vibrant mixed-use business 
district should be permitted.  A few other uses 
should be specifically provided for within a new 
MX-Mixed-Use District including living-over-
the-store dwelling units and theaters.  It is 
strongly recommended that dwellings on the first 
floor of mixed-use buildings should be explicitly 
prohibited within the Downtown as they interfere 
with the pedestrian shopping experience. 

Above (top to bottom): The Grand Union site; 
Car Wash on West Main Street; and Rite Aid 
Pharmacy on West Main Street.  The 
traditional building line along the street was 
lost due to the placement of the Grand Union 
building.   If re-developed, buildings should be 
built to the sidewalk and parking placed in the 
rear yard.  The architecture and placement of 
the carwash and Rite Aid are also out of 
character with the traditional development 
pattern on this street. 
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First floor space should be reserved for retail and 
service businesses.  The shopping experience is 
interrupted when apartments are allowed on the 
first floor.  The units on the corner of Read 
Street create the impression that the retail 
shopping district ends at Read Street.  Having 
retail shops along Read Street would encourage 
pedestrians to walk from the new Hancock 
House up to West Main Street.  An inviting 
shopping experience would include retail and 
services businesses running from East Front 
Street up to West Main Street without any 
vacancies or residential units that disrupt the 
shopping experience. While the Village cannot 
control vacancies, it can control whether or not 
residential units are allowed on the first floor.   
This Plan strongly recommends that residential 
units on the first floor should be prohibited. 
 
Another important factor that must be considered 
with new infill buildings is the design of new 
structures.   This matter is discussed briefly in 
Section 5.3.2 of this Plan.    In 2006, Hancock 
Partner’s Inc. – a local not-for-profit economic 
development entity – funded the creation of 
Design Guidelines for its New York Main Street 
grant program along East Front Street.    These 
guidelines can also be used to guide façade 
renovations throughout the entire Downtown 
Business District and to help guide the design of 
new infill buildings. 
 
It is strongly recommended that the Village 
Board adopt these Design Guidelines for the 
Downtown Business District as soon as possible.   

This is because there are so many sites within the 
blocks between West Main Street and West 
Front Street [from Read Street to Wheeler Street] 
that are ripe for redevelopment.  The former 
Delaware Inn site and Great American site are 
examples.  There is a window of opportunity to 
ensure that these sites are developed in a manner 
that strengthens the fabric of the business district 
– like the new Hancock House did.   However, 
without recommended revisions to the Zoning 
Code and the adoption of Design Guidelines the 
community may get what its Zoning Code allows 
– a twelve pump gas station in the heart of the 
Downtown Business District. 
 
While this Plan recommends that a Village 
Square be created on the Great American site – it 
is realized the creation of the square would 
necessitate acquisition of the property and 
subsequent cost of developing the site for public 
use.  If the resources needed to create the Village 
Square are not available to bring that concept to 
fruition – then it is critically important that any 
subsequent development on this site strictly 
adhere to design guidelines as described above.   
Historically, there were hotels situated on this 
site with porches oriented to West Front Street – 
like the recently lost Delaware Inn.   Any infill 
development on the Great American site must be 
designed in a manner that strengthens the 
Downtown Core.  To this end, the design, 
placement and scale of buildings must be 
carefully considered.   Off-street parking should 
be placed behind buildings and the development 
must provide room for sidewalks and street trees. 

Above (top to bottom): T & A Home Center 
with nice window displays that is appealing to 
the pedestrian shopper within the Downtown 
Business District; nice display windows for the 
Border Water Outfitters store on East Front 
Street; and unappealing apartments on 
corner of Read Street and East Front Street 
with residential units on the first floor.   
Residential units should not be allowed on the 
first floor downtown.  
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Above (top to bottom):  Well-established single-
family residential neighborhood that is free of 
any commercial encroachment; view of 
commercial business on West Main Street that 
was built right next to a single-family home [this 
should be discouraged] without sufficient 
screening to buffer the residence; and view of 
strip commercial corridor along West Main 
Street within the West End Gateway.  Design 
Guidelines are needed for the West End 
Gateway. 

Create MX-Mixed Use 
District and adopt Design 
Guidelines. 

Adopt Design Guidelines 
for the West End Gateway. 
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7.2.1 R-1-One & Two-Family Residential 
 
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 primarily located within the R-1 
Residential Zoning District.   This district allows 
the conversion of single-family homes to 3 or 4 
family apartment houses with a Special Permit.    
This provision makes it attractive for absentee 
landlords to buy single-family homes and 
convert them into apartments due to the potential 
for 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 the conversion of single-
family homes be limited to two (2) apartments. 
 
It is further recommended that the Zoning Code 
be revised to include criteria to guide the 
Planning Board’s decisions when reviewing 
applications for the conversion of single-family 
homes to two-family homes.   In order to protect 
the integrity of the neighborhood, the two-family 
home should be difficult to discern from single-
family homes in the neighborhood. 

To help guide the Planning Board’s decisions, 
the following special permit criteria is 
recommended to be added to the Zoning Code:   
 

• The gross floor area of the home is not 
increased; 

• The total number of bedrooms in the 
structure is not increased; 

• At least two (2) off-street parking spaces 
are provided for each dwelling unit; 

• No parking space shall be allowed in the 
front yard or within 15 feet of any 
property line other than an existing 
driveway; 

• Each dwelling units shall be equipped 
with complete bathroom and kitchen 
facilities for its exclusive use; and  

• The exterior appearance of the home 
shall be altered only to the minimum 
extent necessary to accommodate the 
dwelling units. 

 
7.2.2 R-2-Multi-Family Residential 
 
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 so the R-2 District here should 
remain.  However, it is recommended that the R-
2 Residential District that encompasses Point 
Mountain be replaced with a new REC-1 
Residential Zoning District due to the unique 
nature of this property and its location at the 
confluence of the east and west Branches of the 
Delaware River. 

 
 

Above (top to bottom):  Poorly maintained 
housing on East Main Street some involving 
single-family homes converted to multi-unit 
apartments. Houses with major deficiencies 
such as poorly maintained steps, boarded up 
windows, pealing paint or other deferred 
maintenance detract from surrounding 
property values.  These units stand in sharp 
contrast to beautifully maintained homes 
along this street. 
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7.2.3 REC-1 Residential District 
 
Point Mountain helps to define the unique 
character of the Village of Hancock.    From 
almost any vantage point throughout the Village, 
Point Mountain provides a scenic backdrop to 
the built environment.    Presently, the Village’s 
Zoning Map designates all of Point Mountain as 
R-2 Residential Multi-Family.  This district 
allows for garden apartments and higher density 
residential development.  Due to environmental 
constraints, lack of public water & sewer and its 
importance as a scenic resource – it is 
recommended that a new zoning district be 
created for Point Mountain.   
 
The recommended REC-1 Residential District 
could allow single-family homes and 
townhouses.  However, it is recommended that 
that the application of conservation subdivision 
principles be encouraged for any development on 
the mountain to protect important vistas.   Resort 
hotels could be allowed subject to special permit.  
 
It is further recommended that development of 
any new housing development on Point 
Mountain include a Visual Assessment and that 
criteria be included in the Zoning Code to guide 
the Planning Board’s decisions.  The goal is to 
allow for development on the mountain without 
destroying scenic views from public places.   
There are a variety of measures that developers-
homeowners could employ to mitigate visual 
impacts and to protect the integrity of the Point 
Mountain ridgeline. 

The following Visual Assessment criteria are 
recommended to be included in the Zoning 
Code: 
 

• Clear cutting of home sites to open up 
views shall be prohibited; 

• The applicant shall preserve natural 
vegetation around proposed home sites to 
the extent practicable; 

• The exterior of the homes shall be muted 
colors and non-reflective materials so as 
to blend in with the natural background;  

• Exterior lighting, if proposed, shall be no 
higher then fifteen (15) feet above the 
average finished grade within a twenty-
five radius; and 

• The light source shall be shielded from 
direct view above a line drawn from the 
lowest point on the light source to the 
ground at an angle of 45°.  

 
The above are meant as a guideline for the 
Village Board and Planning Board to consider in 
developing criteria for a visual assessment 
overlay for Point Mountain.    
 
7.2.4 MX – Mixed Use District 
 
The Village’s DB District encompasses the area 
that should be zoned MX – Mixed Use.    Unlike 
the DB – Downtown Business District that 
allows all uses in the GB-General Business 
District, the MX District would only allow uses 
that are appropriate for the Downtown Business 
District. 

Above (top to bottom):  View of Point 
Mountain from West Main Street in the vicinity 
of Pennsylvania Avenue; view of Point 
Mountain from the NYS Route 97 Bridge 
looking over the East Branch of the Delaware 
River with the Erie RR Bridge in the 
foreground; and view of Point Mount looking 
southwest from West Front Street.   Point 
Mountain is visible throughout the Village. 
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A list of permitted uses within the Mixed Use 
District is provided in the following table. 

Like the DB-District, the MX-District would not 
require minimum lot sizes.    It would however, 
require that new infill buildings be constructed to 
the sidewalk and that parking be placed behind 
buildings.  The specific parameters of the Design 
Guidelines that would apply to the MX-Mixed 
Use District are described in greater detail in 
Section 5.3.2 of this Plan (see Pages 40-41). 
 
7.2.5 Design Guidelines for West End 
 
It is recommended that Design Guidelines also 
be developed for the West End Gateway in order 
to regulate building placement, architecture and 
signage in this corridor that is the northern 
gateway to the upper Delaware Scenic Byway.   
The Design Guidelines should be developed in 
the context of the streetscape enhancements that 
are recommended for the West End.   A design 
vocabulary for the streetscape enhancements 
should be developed for the West End Gateway 
(See Section 2.1 for a more detailed discussion). 
 
7.3 Zoning Board of Appeals 
 
The Zoning Board of Appeals is granted with the 
authority to interpret the Zoning Code and to 
issue area and use variances in accordance with 
NYS Village Law criteria.  The ZBA should 
strictly follow the criteria outlined in NYS 
Village Law when rendering decisions regarding 
variances. There should be compelling reasons 
for granting variances – not mere convenience. 
Use variances can adversely affect the character 
of the community or neighborhood. 

 
Permitted Use 

 
MX 

Residential Uses  

Artist Loft - Live/Work Space P 

Bed & Breakfast  P 

Dwelling Over First Floor P 

Residential Community Facilities  

Place of Worship SE 

Park or Playground SE 

Fire Station, Municipal Office SE 

School / Library SE 

General Community Facilities  

Philanthropic Organization SE 

Public utility structure SE 

Museum or Art Gallery  SE 

Business Uses  

Assembly Hall SE 

Funeral home SE 

Bakeries SE 

Bank SE 

Hotel SE 

Medical and professional offices SE 

Office: business, professional SE 

Personal Service establishments SE 

Radio TV  Broadcasting SE 

Repair Shops for Appliance SE 

Restaurant SE 

Retail SE 

Taverns SE 

Theater SE 
Above (top to bottom):  Existing mixed use 
buildings shown to illustrate the appropriate 
placement and scale of buildings within the 
Downtown Business District. 



Village of Hancock                                                                                                                                    Land Use Law                                                                                               
 

Village of Hancock, New York                              66 

For example, if a use variance was granted to 
allow a multi-family housing development in a 
single-family residential neighborhood where 
such use was not permitted – the character of the 
neighborhood could be adversely affected.     
This is especially true in instances where the lot 
size for a multi-family development is perhaps 
too small to accommodate stormwater 
management; off-street parking, recreational 
amenities for tenants, and open space to provide 
a transition between the multi-family housing 
and single-family homes.  The Zoning Board of 
Appeals should generally not even consider use 
variances for non-residential uses in residentially 
zoned districts. 
 
7.4  Local Waterfront Revitalization Program  
 
A Local Waterfront Revitalization Program 
(LWRP) is recommended for the waterfront 
along the east and west Branch of the Delaware 
River.   An LWRP is both a plan and a program 
that is intended to manage development along 
the waterfront in a manner that provides for 
economic opportunities and the protection of 
natural resources.  An LWRP focuses on 
waterfront redevelopment and land use; scenic 
resources, natural resources, flooding & erosion, 
fish & wildlife habitats and public access and 
recreation.  Once adopted, a community can 
apply for 50/50 matching grants through the  
New York State Environmental Protection 
Fund's LWRP are available to implement Local 
Waterfront Revitalization Programs.  This Plan 
strongly recommends an LWRP for Hancock. 

7.5 Summary 
 
There are a number of measures the Village 
Board can take to improve its land use laws so 
the Planning Board will have the tools it needs to 
guide growth in a manner that enhances the 
character of the community. Having the 
appropriate regulations in place will give 
investors confidence that the investments they 
make will be strengthened by new development 
that occurs around them.  For example, the 
construction of the new Hancock House has 
improved the value of surrounding properties.  
 
With appropriate land use regulations, Hancock 
can ensure that the integrity of its Downtown 
Business District, gateways and neighborhoods 
are enhanced.  However, it is critically important 
that these land use laws be enacted before 
inappropriate development is allowed to proceed.   
 
With the proper planning tools in place, the 
Planning Board can better ensure that new 
development will strengthen the fabric of the 
community rather than detract from it. Without 
such regulations, the pattern of poorly defined 
infill development that has occurred in the 
Village of Hancock will continue to destroy the 
character of the Downtown Business District and 
its neighborhoods making it a less appealing 
place in which to live, shop, visit and invest.   
 
The Village has the power to regulate the 
character of new development.  Left unchecked, 
new development will define the Village. 

 

Above (top to bottom): The historic Delaware 
Inn (sadly lost to fire in 2008); existing Grand 
Union supermarket on site of original 
Hancock House; and new Hancock House on 
East Front Street.   In the Downtown, it is 
important to place building up to the street 
edge to define the building line along the 
street.   The new Hancock House illustrates 
the appropriate placement of buildings 
downtown; the Grand Union inappropriate 
placement. 




