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The Crete Civic Center (Crete) has seen in steady decline since the failure of the

building’s ice making equipment in the late 1980s. Unfortunately, failing to remediate

these issues have contributed to the unfortunate situation we face today.

The City of Plattsburgh’s Recreation Department was abolished in 2017 and from

2017-2021, annual revenues generated by Crete operations averaged approximately

$113,000. In 2020 and 2021, however, those revenue figures plummeted to roughly 30% of

what had been realized in prior years. This decline in revenue was followed by COVID-19

restrictions which forced the layoff of all remaining former Recreation Department

members.

Regarding the Crete’s annual operating expenses, from 2017-2021 they averaged

approximately $165,000. The facility has operated at a loss every year during the past

five years and has generated a cumulative operating deficit of over $250,000. These

results are detailed in the financial report included as Attachment A.

For the Crete to operate effectively, extensive repairs and renovations are necessary

throughout the building. Even during the pre-pandemic era, when the City managed the

Crete’s winter sports programs, the facility has never shown the capacity to operate

profitably.

It's finally time to implement the plan for repurposing this property that was first outlined

in the City’s 2016 Waterfront Feasibility Study and subsequently refined as part of the

2021 City Beach Implementation Plan. These documents make clear the benefits  of

repurposing the Crete/beach property to take advantage of opportunities for long-term

growth and the area’s largely latent potential to generate revenue.

Current Issues

As reported by the Community Development Office (CDO) and Plattsburgh Municipal

Lighting Department (PMLD), on the morning of May 5, 2022, a catastrophic electrical fire

occurred at the Crete that damaged heavily the facility’s exterior electrical cabinets,

destroyed the underground electrical distribution lines into the building, and scarred its

interior electrical equipment.
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Subsequent inspection of the damage by PMLD, a third-party electrical contractor, and a

forensic electrical engineer hired by the City’s insurance underwriter revealed the

following:

- PMLD provided a cost estimate of $20,000 - $30,000 to install new underground

conduit and distribution lines to replace those destroyed by the fire.

- A qualified third-party electrical contractor provided a cost estimate of $25,000 -

$30,000 to inspect and evaluate the status of the Crete’s interior electrical

components if and when power to the building is restored. Our underwriter’s

forensic electrical engineer concurred with that estimate.

- Evidence of significant electrical arcing (i.e., burn marks caused by an electric

current traveling through components not designed to carry that current) was

observed on the interior electrical panels, indicating that a substantial current

passed through those panels and into other areas of the building. It’s assumed that

additional but as yet undiscovered damage occurred elsewhere within the Crete.

The extent of that damage cannot be determined until electricity is restored to

the building.

- Prior to the fire, the Crete’s original electrical panels were still in active use.

These panels were manufactured by Federal Pacific Electric (FPE) and were widely

used from 1960 through 1985. A US Consumer Product Safety Commission
1

in the

early 1980’s found these panels routinely failed to trip when a circuit is

overloaded, causing the system to overheat and potentially ignite a fire. While

these FPE panels were never officially recalled, most electricians recommend their

removal.

Per the above feedback, the cost to install the infrastructure necessary to reenergize the

building and evaluate damage to its interior electrical system is, at a minimum, $45,000.

Additional costs relating to the repair of potentially damaged internal electrical systems

would only increase the expense of reopening and maintaining this already failing facility.

Additionally, the Building Inspector performed a full assessment of the habitability of the

facility
2
. This assessment includes general safety standards and guidelines to which all

buildings in the City of Plattsburgh must adhere. Prior to this inspection, multiple severe

deficiencies were observed by non-BI staff including a previously unknown environmental

hazard that creates significant legal exposure for both the City and any lessees using the

facility. These discoveries contributed to the Building Inspector’s conclusion that the

building can no longer be utilized in a safe manner. Costs incurred for these repairs would

not be covered by insurance.

A recent tour provided to members of the Common Council where a number of these

issues were pointed out in person. Members of the Council were able to see and smell the

numerous issues the city has faced in trying to upkeep this antiquated and outdated

facility. Among the things observed: overflowing and broken bathroom fixtures,

non-function and antiquated equipment, structural cracks in the masonry, cockroach

infestation under the turf field, moldy ceiling tiles, and a number of other safety and

health hazards. Costs incurred for these repairs would also not be covered by insurance.
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All things considered, the City of Plattsburgh cannot, in good conscience or business

sense, continue to contribute more sunk costs into a facility that is well past its

usefulness and well beyond repair. In all, it’s estimated that a $250k expenditure, outside

of any insurance claims, would need to be spent to get the building back to working

order.

How do we justify to taxpayers that we’re going to put hundreds of thousands of dollars

into a building slated for demolition when at the same time we’ve seen such positive

feedback and community demand for fixing parks, the City Beach, and other more widely

used outdoor recreation facilities (oval, south acres, penfield)? Money spent towards

repairing other park bathrooms, improving pickleball and other recreation assets,

replacing broken playground equipment, and addressing the already lengthy issues in our

City parks would have a much greater and longer lasting financial and community impact.

These are things that have gone unaddressed and are clearly a priority over the Crete
3
.

The Crete Center has lived its useful life and has served its community for 51 years. At

this point band-aid maintenance and “limping it along” for the next two years cannot

reverse the irreparable damage caused by years of deferred maintenance.

It’s a difficult decision to make, but it’s time for demolition and choosing a different

direction for the Beach and Crete Civic Center.

Future Plans

Often referred to as our City’s “Crown Jewel”, the Beach represents an opportunity to

not only attract massive amounts of tourists and visitors, but is also a regional gathering

space and venue like no other. This not only translates into potential revenue but also

represents pride and growth in our City. Improving the beach provides more positive

impacts to our own community’s quality of life and pride and is something I implore this

and future Councils to find opportunities for improvement and growth.

Many Councils and administrations have wanted more for the Beach and this one is no

different. While many have previously advocated for change, none have been able to

translate that advocacy into actionable and measurable improvements to our City Beach.

This is where we have an opportunity to transform that conversation.

Right now, we face the same issue with the City Beach as we do with many other facilities

built: Their original purpose is expired. The days when we saw “cars lined up to the

freeway” are well beyond us as the City Beach is no longer a haven for sunbathers. We

simply don’t sit in the sun because we’ve come to realize, sitting in the sun for hours

causes harm and health problems. Because of this, discovering and redefining the beach’s

purpose is something we need to do to ensure future generations can enjoy the beach for

its natural beauty and unique regional offering.

The 2016 Waterfront Design and Feasibility Study (Beach Study)
4

called for the return of

the Beach property to “Open Recreation” space. Among other things, this would include
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nature trails, pedestrian piers, boating piers, expanded vendor buildings, and enhanced

green space. Although not all of these facilities meet today’s needs and desires, it’s a

guideline for what we can potentially do for our beach. Again, creating an attraction

using our natural resources in a responsible and meaningful way for future generations.

The Beach Study’s suggested return to open recreation space required the City to

demolish a number of derelict and disused buildings. In 2021, consistent with the Beach

Study and public outcry, we removed both the Anderson Building and the “Northern”

bathhouse. Both structures sat idle on the beach property creating an eyesore and

embarrassment for the City. At this point, the Crete Civic Center is no different.

In addition to the demolition of derelict buildings, in 2021, the Common Council approved

the first phase of exploratory work at the Beach which included wetland delineation,

archaeological analysis, geotechnical drilling, landfill delineation and sampling, and

recreational trail mapping. As a result of that work, a comprehensive three-phased

approach for implementing the recommendations in the Beach Study was developed.
56

Implementation of the vision to revitalize the beach as presented in the Beach Study will

take time and we’re actively working on several of the tasks in the implementation plan.

To minimize the burden to the general fund, as much of this work as possible is being

completed using internal resources as well as grant funding and other sources of funding

for development.

As we continue to chip away at a number of important improvements at the Beach, my

office, in conjunction with key city departments (PMLD, CDO, DPW, and Building

Inspector) recommend the following actions be taken to remediate the dangerous state of

the Crete and to facilitate the ongoing improvement of our City’s “Crown Jewel”.

Crete Demolition

A revised estimate for the demolition of the Crete was provided in the 2021

implementation plan.

Demolition: In the Beach Study, a return to open recreation was deemed a priority

for redevelopment of the Beach. Revised estimates in the 2021 Implementation

Plan indicated a demolition cost for the Crete of approximately $999,000. That

figure represents just 30% of the total cost of renovation and also aligns with the

intended plan for the property.

Additionally, the City recently contracted for completion of asbestos surveys for a

number of municipal buildings including the Crete Center.
7

Fortunately, while

asbestos containing materials were found within the Crete, their presence was

limited to a few small areas on the roof and would not substantially affect

demolition costs.

More critically, that asbestos survey identified additional environmental hazards
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that impede the future use of that building.

As opposed to renovation; the 2016 engineer’s estimate of probable construction

costs for renovation was $2.73 million. Adjusted for inflation, it would now cost

the City of Plattsburgh over $3.32 million to renovate the building. That amount,

bonded for twenty years at an assumed interest rate of 3.85%, would result in an

approximate annual debt service expense of $242,000. The cumulative interest

paid over the life of the bond would ultimately exceed $1.5 million.

Even at the height of its use prior to the pandemic, the Crete generated only

$155,000 in average annual revenue. In the last two years, the average revenue

has dipped to $51,000.

If these necessary renovations were bonded, that would equate to a total annual

loss on average of $330,000. This would create a substantial and unnecessary

burden on the City’s General Fund which would be required to offset the Crete

Center’s annual losses.

It’s our recommendation, based on the Beach Study, the current state of the

Crete, and the exorbitant and unjustifiable cost to simply return the facility to

working order, that demolition of the Crete be made a priority.

Once demolished, there are several opportunities to improve the use and

attractiveness of the beach property.

Post Demolition Options

It’s not sufficient to simply demolish the Crete without having some potential options for

future use. The following are recommendations. Primarily, the goal is to remove the

derelict, unsightly, and unsafe facility. There are a number of post demolition options

that are recommended below. These aren’t the only options but simply some of the more

obvious and some that we hope will spark constructive and engaging conversation.

1. Revenue Generating Public/Private Development Partnership

Consistent with the City’s approach to leveraging surplus real property

(Harborside, Durkee St., the US Oval, and elsewhere) for improvement and

development, a sale of real property of a reasonable portion of the Beach property

is an opportunity to fund future beach rehabilitation and improvements. This is a

very controversial approach that can be done but must be done cautiously and

thoughtfully.

The Beach presents itself as one of the highest valued properties owned by the

City.  and there are unique legal hurdles associated with the sale of parkland in

New York State. This process is referred to as parkland alienation and, in order to

facilitate a sale, the City would need to secure a similar expanse of parkland

elsewhere within its borders.

Despite these hurdles, no better opportunity exists to both partially fund the

investments needed to realize the Beach growth and help offset the cost of

5



demolishing the Crete. In support of that assertion, the following is offered for

consideration:

a. Per a 2021 appraisal report, the proposed development site at Harborside

contains 7.85 acres with an appraised value of $1.25m ($160k/acre)
8
.

Assuming a similar per acre valuation for the Beach property, a sale of the

Crete’s approximately 13 acre parking lot would generate $2.08m in a sale

of real property. These proceeds don’t account for additional property tax

and potential increased sales tax revenues depending on the type of

development constructed.

b. With annexation of the Reeves Lane property completed, its waterfront

acreage along the Saranac River
9

is the perfect and most logical opportunity

to not only secure additional parkland but to also trade and expand the

City’s existing parkland.

If selected:

● Remove approximately 13 acres of parkland property at the Beach and

market it for sale as a private development opportunity - helping fund both

the demolition of the Crete and continued implementation of key aspects of

the 2016 Beach Study.

● Dedicate acreage along the Saranac River frontage within the Reeves Lane

property as parkland equal to or in excess of the 13 acres marketed for

private development at the Beach.

● Utilize a strict development agreement with a private developer to ensure

control over development type and future use.

2. Non-Revenue Generating Public/Private Development Partnership

Consistent with City of Plattsburgh developments such as the ICV building, the City

has the opportunity to allow for partnerships with private developers but still

retain long term ownership of the underlying property.

These long term land leases are used so the city can retain ownership in perpetuity

for the potential future use of the site where the development may no longer be

needed or viable.

If selected:

● Utilize a strict development agreement with a private developer to ensure

control over development type and future use.

3. Site Improvement

Without the need for immediate redevelopment, the City of Plattsburgh can return

this parcel to parkland without structures.

4. Third Party Regional Partnership

Much of the successful models we've seen over the last several years involve a
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number of public/private/not-for-profit agencies coming together to solve regional

issues.

Partnerships with other municipalities to provide regional recreational

programming is critical. Looking to local not-for-profits and other private agencies

who already provide these services (that can be expanded) are targets for

partnerships.

The City of Plattsburgh is already in preliminary discussions with our current

partners to expand sports programming as well as integrating the city’s sporting

fields and remaining facilities into those programs.

There are other well known and nationally recognized organizations that are

actively pursuing indoor sports opportunities. These pursuits aren’t being done in a

vacuum. The approach is regional and based in partnership and collaboration.

2021 Beach Implementation Plan

Consistent with the 2016 Beach Study and 2021 Implementation Plan, continued

development of the Beach with the intent of making it a regional destination should

continue. The amount of progress made at the Beach over the last eighteen months has

eclipsed that of the previous ten years.

The demolition of both the Anderson Building and Northern Bathhouse, extensive trail

mapping, parking lot renovations, the major expansion of the Beach’s dog park, various

clean-up efforts, grant applications for dune restoration/preservation, and the many

public events scheduled for the Beach all highlight the City’s ongoing investment in our

Crown Jewel.

As noted, the beach itself once served as a gathering place and regional destination for

sunbathers and beach goers. This is no longer the case. People have come to learn that

sitting in the sun for hours is more detrimental than beneficial and the days of sunbathers

flocking to the beach are long past.

In order to keep the Beach relevant as a tourist destination, implementation of critical

facets of the reimagined use of the beach is critical to maintain attractiveness for our

City and this major waterfront asset.

The results of the geotechnical survey and consulting work performed in 2021 shows that

beach development is not only feasible but warranted.
1011

Even if the approach is to hold

this property, there are still opportunities post demolition that will fulfill parts of the

Beach study and demand for public/private development that moves the beach in a

direction that makes it more relevant to today’s expected use.

11
https://bit.ly/BeachAnalysisPart2

10
https://bit.ly/BeachTechnicalAnalysis

7

https://bit.ly/BeachAnalysisPart2
https://bit.ly/BeachTechnicalAnalysis


Regardless of which option is chosen, It is our recommendation to continue to

leverage internal and external resources to continue towards restoring the beach to

open recreation space.

Moving Forward

Discussions regarding what to do with the Crete Civic Center didn’t start with us. This

conversation, and what many people call a problem, was inherited by us. However, it’s

our problem to solve and we cannot, in good faith, continue to pass the buck.

Although the demolition of the Crete is a sensitive conversation that many people won’t

like having, it's a conversation that we absolutely need to have. I ask that we have this

conversation using our hearts and minds. It’s a decision that’s been pushed off for far too

long and by continuing to do so, we’re faced with a situation that has become untenable.

I’m encouraging and asking this City Council to act in the long term best interest of our

City and her residents. Following the plan outlined in 2016 as well as the

recommendations presented above regrettably means tearing down the Crete Civic

Center and looking towards the future.

Sincerest Regards,

Christopher C. Rosenquest

Mayor, City of Plattsburgh

########

Twitter: @MayorChrisR

Facebook: @MayorChrisRosenquest

Instagram: @MayorChrisRosenquest

Linkedin: @ChrisRosenquest
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ATTACHMENT A: CRETE CENTER 5-YEAR FINANCIAL REPORT

ACCOUNTS 2017 2018 2019 2020 2021 TOTALS

21200000

.2013

Concession

Crete $ - $ 1,275.00 $ - $ 16.50 $ - $ 1,291.50

.2035 Crete Rent $ 17,200.75 $ 19,154.30 $ 29,611.81 $ 18,556.00 $ 37,416.00 $ 121,938.86

.2036 Crete Sprt $ 136,049.65 $ 116,655.65 $ 139,982.91 $ 44,251.68 $ - $ 436,939.89

.2039 Event $ 4,250.00 $ 1,400.00 $ 800.00 $ - $ 1,619.00 $ 8,069.00

TOTAL REV $ 157,500.40 $ 138,484.95 $ 170,394.72 $ 62,824.18 $ 39,035.00 $ 568,239.25

27220000

.1100 Reg Pay $ - $ - $ - $ 4,677.96 $ 6,229.38 $ 10,907.34

.1200 O/T Pay $ 172.31 $ 35.10 $ - $ - $ - $ 207.41

.1300 Temp Pay $ 26,546.29 $ 12,044.24 $ 8,371.53 $ 2,385.76 $ - $ 49,347.82

.3000 Cap Outlay $ - $ - $ - $ - $ 72,742.89 $ 72,742.89

.4320 Veh Supl $ - $ 23.28 $ - $ - $ - $ 23.28

.4330 Mat'l/Supp $ 7,448.80 $ 7,432.98 $ 7,011.01 $ 1,178.32 $ - $ 23,071.11

.4340 Bl/Gr Supl $ - $ 69.00 $ 2,578.05 $ 2,381.61 $ 685.23 $ 5,713.89

.4350 Off Supls $ - $ - $ 288.38 $ - $ - $ 288.38

.4411 Electric $ 55,389.83 $ 58,617.12 $ 52,874.27 $ 44,031.68 $ 42,159.87 $ 253,072.77

.4412 Water $ 1,592.80 $ 1,489.04 $ 1,529.38 $ 2,806.44 $ 6,866.28 $ 14,283.94

.4413 Sewer $ 1,681.38 $ 1,519.76 $ 1,580.80 $ 2,248.18 $ 7,094.50 $ 14,124.62

.4430 Contr Serv $ 69,828.34 $ 78,001.26 $ 68,273.46 $ 38,863.12 $ - $ 254,966.18

.4450 Reps Equip $ 5,630.02 $ 5,170.66 $ 1,199.17 $ - $ - $ 11,999.85

.4451 Reps Bldgs $ - $ - $ 10,312.78 $ - $ 1,028.87 $ 11,341.65

Debt $ 21,000.00 $ 21,000.00 $ 21,000.00 $ 21,000.00 $ 21,000.00 $ 105,000.00

TOTAL EXP. $ 189,289.77 $ 185,402.44 $ 175,018.83 $ 119,573.07 $ 157,807.02 $ 827,091.13

NET TOTAL $ (31,789.37) $ (46,917.49) $ (4,624.11) $ (56,748.89) $ (118,772.02) $ (258,851.88)
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