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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. 



Village of Hancock                                                                                                                                    Land Use Law                                                                                               
 

Village of Hancock, New York                              64 

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. 
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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. 




