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Hi, 

I’m Randy Lamb.  My brother Frank, sister Claudia and I are the ones who want to 

develop a regional retail center at the West Interchange and hence the name — 

Triple L Regional Retail Center.   

The land is the last 70 acres of our family’s ranch.  I was raised in Ellensburg  

and now live in Moses Lake.  Frank and Claudia live in the Tri-Cities. Our family 

has owned the land since 1954 and since that time someone in the family has always 

lived in Ellensburg.

A few weeks ago we submitted a master site plan to the city in accordance with the 

recently adopted regulations for a development of this nature.    

There has been so much community discussion, almost daily newspaper articles, 

many, many public meetings and online comments; sometimes the information has 

been confusing; sometimes inaccurate.  We thought it best to show you what we 

have submitted to the City, tell you in more detail about our plans for the project 

and try to answer questions.   

Thank you to the many supporters who have worked on bringing a regional retail 

development to Ellensburg!  We are very proud and excited to be in a position after 

many years of hard work, to have the opportunity to help bring new businesses and 

economic development to Ellensburg and Kittitas County.    

This insert contains what we believe, intend and promise.  If after reading this 

information you have any questions please email or call me directly.

Randy Lamb
Triple L, LLC
(509) 762-9296
(509) 750-2681
randyhlamb@gmail.com
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The plan shown at right is the 
plan we have submitted to the 
City.  It’s a concept plan that is 
intended to be implemented 
over a 5 to 10 year period.  The 
plan will evolve and change as it 
is developed based on the size, 
shape and location of retailers 
and other businesses who com-
mit to locate here.  

However, this drawing does tell 
the story of the overall size and 
nature of the project as well as 
our intent to meet or exceed all 
of the regulations that apply to 
the project.  

There will be at least two large 
and several small retailers.  
There will also be office, hotel, 
restaurant, and other uses com-
monly found in a regional retail 
center.  Some of the property 
will be sold and some we will 
develop and continue to hold.  
Exactly which parcels will be 
sold and which will be held has 
not been determined but we 
do expect to sell parcels at a  
fair price to the anchor retailers 
to make the project economi-
cally feasible.

We will build an attractive, well 
landscaped, ranch themed de-
velopment of which all Ellensburg 
and our family can be proud.  

The plan includes about twice 
the amount of landscaping typi-
cally found in centers of this 
nature.  Each building will have 
a decorative outdoor plaza 
with an area for seating.  The  
roads, driveways, landscaping,  
outdoor lighting, seating, bike 
racks, and artwork will be coor-
dinated to provide a cohesive, 
attractive center.  

Pedestrian walkways will be 
extended to all build-
ings.  Bike access 
will be provided with-
in the development  
and bike racks at  
each building. 

Smaller retail build-
ings and restaurants 
will be placed along 
the US-97 frontage to 
mitigate the view of 
parking lots.  

CONCEPT

Our center will be designed with 
a ranch theme.  We selected the 
ranch theme because that is 
what surrounds the community 
and what Ellensburg was found-
ed on.  The theme complements 
Ellensburg, Kittitas County and 
Historic Downtown.

The ranch theme does not 
mean board and batten barns 
or a cowboy western town.  The 
buildings will all be constructed 
of modern materials and meet 
modern building codes.  

The site and buildings will in-
clude elements that are typi-
cally identified with ranches in 
the area, for example split rail 
fence, ranch entry arches, farm 
ponds, gabled roofs, trellis aw-
nings, stone walls or columns, 
knee braces on columns and 
covered porches.

As was pointed out in 
our first meeting with the 
Landmark’s & Design 
Review Commission, it’s 
easy to show images and 
talk about what our 
goal is; it is another 

THE 
RANCH  
THEME

matter to implement the theme 
in a authentic and genuine way.  
We absolutely agree.  It is going 
to be very challenging “getting 
it right” but with the help of the 
Design Commission and others 
in the community we believe we 
can do it.
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Ellensburg needs new business to come to town. 
For too long we have been seen as a “drive by” or 
just a place to fuel up on the way to somewhere 
else. Regional Retail has shown an interest in us. 
We should welcome the opportunities and the 
chance to keep some of our spending local. We 
have to be actively saying Ellensburg is Open for 
Business. If the community leaders put out the  
Go Somewhere Else sign that is what will 
continue to happen. The economic life blood will 
continue to go somewhere else. Our future is in 
our hands now. 
 
Mayor Obie O’Brien 

We want to weigh in on the idea of generating 
additional revenue for our city, providing 
shopping opportunities for our residents here 
in Kittitas County and keeping Ellensburg the 
economic center of the region.  We think all of 
those outcomes are not only good but imperative! 
 
The Kelley and Williams Families 
Pautzke Bait Company

I have watched with interest the idea of keeping 
or restoring a vibrant downtown while adding 
regional retailers into the community.  We 
confronted similar decisions in Moses Lake.   
We too were afraid for our downtown, yet it  
is prospering more than ever.

We’re bringing our local citizens back to 
shopping in our own community, rather than 
having them travel to find what they want and 
need.  Local businesses have centered on what 
they do best – providing excellent customer 
service, local flavor and products you can’t find 
in the regional retailers.  

Regional retailers, primarily Wal-Mart and 
Home Depot, have dramatically increased the 
sales tax revenue that we had been losing to 
regional shopping areas outside the city. Sales  
at our boutique stores downtown increased  
shortly after the regional stores settled here. 
The economic impacts were so great we were  
able to give our police and fire employees a  
4% pay increase.  

Your elected officials cannot ignore the 
possibilities of easing the budget difficulties 
by capturing these revenues that other 
municipalities have been receiving from 
Ellensburg citizens.  Nor can they ignore the fact 
that many, many Ellensburg citizens are not being 
served by the retail services available now.  

 
This is not an either/or situation.  At least it 

wasn’t here.  We didn’t lose our downtown with 
the addition of regional retailers. We didn’t lose 
the soul or character or our community.

 
Lee Blackwell 
Former Mayor & Councilman  
City of Moses Lake

 

Bob Hansen of RE/MAX 
Community Realty is currently 
preparing a marketing plan 
to present the project to an-
chor retailers.  We will begin 
development with one anchor  
retailer’s commitment but over 
time will need another for long 
term success.

  If we are to capture retail sales 
in our own county we must pro-
vide merchandise, service and 
price that people are driving 
elsewhere to obtain.  Three eco-
nomic studies have been com-
pleted and all confirm what we 
already know… we are doing a 
lot of shopping in Yakima and on 
the west side of the mountains.   

The studies all agree that the 
retail categories most needed 
are apparel and home furnish-

ings; therefore our top choice 
is Kohl’s or Target.  Both retail-
ers, especially Kohl’s, have the 
merchandise and selection 
most in demand in Ellensburg.  
Both retailers have developed 
prototype buildings for markets 
such as Kittitas County and are  
aggressively expanding in 
Washington State. 

Other anchor retailers on our 
list to contact are Home Depot, 
Lowe’s, Shopko, Top Food, 
Winco, and Wal-Mart.   Mid-
sized retailers such as Bed, 
Bath & Beyond, or Linens and 
Things, and Pier 1 are also on 
the list of retailers requested by 
the community.  

Apparel stores like Old Navy, 
Ross, Eddie Bauer Outlet, Gap 
Outlet, office supply like Staples 

POTENTIAL 
RETAILERS

talk:

We have the 
opportunity to have  many of the  

stores you shop in come to Ellensburg!

or Office Max, a craft store like 
Michaels and sporting goods 
stores such as Big 5, Tri-State 
Outfitters or Sportsmen’s 
Warehouse are all possibilities.

We have promised to contact 
all retailers that were suggest-
ed by Ellensburg citizens when  
responding to surveys.

We recently sold a lot to 
Hampton Inn.  They are in the 
process of applying for a build-
ing permit.   IHOP has signed 
a purchase and sale agree-
ment.   We are actively seeking 
another sit down restaurant like 
Applebee’s and are working on 
an office building to be located 
next to the hotel.
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The Triple L Master Planned Development will provide opportunities that don’t exist 
in the community or the county today.  It will create economic benefit by helping meet 
the demand for goods and services on a local basis; provide additional needed employment 
and tax revenue and increased competition between retailers.  Three public surveys 
were conducted and each documented the desire of the local population for more local 
shopping opportunities. 
 
Ron Cridlebaugh, Executive Director 
Ellensburg Chamber of Commerce

I keep seeing the ads on tv that say to “Support the home team. Shop Locally.”  What 
the city needs to do is allow stores to come here, so that I can “Support the Home Team” 
and not shop somewhere else.  This will not kill all the downtown stores. Gifts of the 
Crow sells things that Macy’s and Target do not.  Towns with malls still have small 
businesses!  The town needs to get active in figuring out the best way to incorporate big 
stores in our town, to not lose downtown appeal, and then let it happen!...Then we would 
have money for important facets of our town, like the Ellensburg Animal Shelter and a 
new middle school.  And we wouldn’t have to continually hear how there is no money for 
improvements…Creating tv ads is not going to change people’s needs.  If it isn’t here, we 
can’t buy it! 
 
Karen Foley (Letter to the Editor) 
Ellensburg

To the best of our knowledge 
we meet all of the recently 
adopted city requirements 
for a Regional Commercial 
Center.  We did attend all of the  
meetings and hearings over 
the past 3 years and fully  
participated in the discussion 
on regional retail.  

All of the documents we sub-
mitted to the city council are in 
the library for those who are in-
terested.  We have been abso-
lutely honest and forthright in 
all of our dealings with the com-
munity and city officials.  Quite 
frankly we are very offended 
when rumors and statements 
made in public are anything to 
the contrary.  Please pick up 
the phone and call me if you  
want to know anything about 
this project.

Most people don’t realize we 
have been working on develop-
ing our property for commer-
cial development since 1993.  
Through the previous annexa-
tion, rezone and sub-division 
processes we have studied  
every aspect of the prop-
erty and responded to every  
concern raised.  

We have done an archeologi-
cal study, wetlands investiga-
tions and mitigation plans, 
hydrological studies, geotech-
nical studies, plant and wildlife 
assessments, traffic studies,  
topography surveys, storm  
water assessment and flood 
plain analysis.  

The critical areas on our prop-
erty have been investigated 
and mitigated. Washington 

State Department of Ecology, 
Army Corp of Engineers, US  
Department of Agriculture 
Natural Resources Conservation 
Service and the Environmental 
Committee of the City of 
Ellensburg have determined 
that wetlands have been ad-
equately dealt with for develop-
ment of the property.  Reecer 
Creek, the closest water way to 
the project site, is over 300 feet 
to the east.  

We believe the development 
on our property will meet the 
requirements proposed in the 
new critical area ordinance now 
being finalized.

City and State regulations re-
quire mitigation of the impacts 
related to the development 
of our project.  It is important 
to me that you know that our 
family has paid for all of the  
improvements associated 
with development of the 
property.  We have already 
extended all utilities to the 
property with sufficient ca-
pacity to handle the project  
including water, sewer,  
gas, electricity, cable TV, and  
fiber optic.  

We improved a section of 
US-97 roadway that runs 
through our property to five 
lanes including street light-
ing, sidewalks and bike lanes 
several years ago.  The rest of 
the frontage along our prop-
erty will be improved with this  
proposed project. 

Traffic mitigation measures 
have been identified and will 
require off site improvements 
at several locations.  Including 
a new traffic signal at the 

impact mitigation

city requirements &  
environmental review

The Master Site Plan Approval 
is a two step process.  First 
the overall site plan concept is 
approved and, secondly each 
specific building is approved.  
We are starting the overall site 
plan approval process.  The first 
step includes addressing traffic 
impacts, wetlands, streams, to-
pography, street access, inter-
nal road layout and availability 
of utilities. This insures there is 
enough parking and landscap-
ing.  Also how the buildings are 
connected to the street and 
each other with sidewalks and 
bike facilities.

Our plans are now being dis-
tributed to all interested parties 
including relevant City, State 
and Federal agencies and com-
missions.  Neighbors within 
300 feet of the property are 
officially notified and the pub-
lic is invited to comment on the 
plans.  All of the documents 
we have submitted to the City, 
State, and Federal Government 
are available in the library.  You 
may request copies at the City 
of Ellensburg’s Community 
Development Department. The 
first phase of the approval will 
take a minimum of 4 months. 

The second phase of the ap-
proval process involves ap-
proving each individual and 
specific building project.  The 
City’s review will include the 
location of the building on the 
lot, building setbacks from the  
property lines, landscaping, 
parking, signage, lighting and 
architectural features. Upon ap-
proval of the site plan the devel-
opment may then submit for a 
building permit.

It is difficult at best to de-
termine how long the entire 
approval process will take 
and depends in part on how  
quickly an anchor retailer is will-
ing to commit to the project.  At 
a minimum it could take six to  
eight months.  

The earliest a large retailer 
could start construction is prob-
ably in the spring of 2009 with 
an opening in the fall of 2009.

status

project   
process

University Way/ Dolarway/ US 
97 intersection, at the University 
Way/Dry Creek Connector and 
at the project main entrance.  
There will be two pubic roads 
built on our property to improve 
access and circulation within 
the neighborhood.  

In 2001 we mitigated the fill 
of a small isolated wetland on 
the south end of our property 
through creation of a replace-
ment wetland.  A separate legal 
tract was created to protect the 

wetland in perpetuity, the tract 
is fenced and the wetland is be-
ing monitored for a period of 10 
years by the State Department 
of Ecology.

The City has passed a reso-
lution to direct 30% of the re-
tail sales tax proceeds from 
a regional retail commercial 
project to Historic Downtown 
Ellensburg to provide support for  
preservation, restoration and 
additional mitigation.

talk:
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We Lamb’s are a fourth genera-
tion Ellensburg family.  In 1954 
our Grandfather (Frank Lamb), 
Uncle (John Lamb), and parents 
(Bobbie & Harold Lamb) relocat-
ed from Mesa, WA to Ellensburg 
and bought four ranches. The 
brothers created a partnership 
and worked the land through 
the mid 60’s.  In 1969 our par-
ents bought the ranches from 
our grandparent’s estate and 
continued ranching until 1990.

The construction of I-90 in the 
mid 60’s took a portion of one 
of the ranches and US 97 cut 
it in half.  Frank, Claudia and I 
gained controlling interest of 
the property  

in 1993 and formed Triple L, 
LLC.  The ranch was used for 
pasture until development start-
ed to take place in 2001.

Our property at the West 
Interchange was annexed into 
the City in 1993.  It was rezoned 
from single family to light indus-
trial and tourist commercial in 
June of 1996.  Extensive envi-
ronmental investigation, review 
and approvals were granted in 
2000.  We improved the US-97 
frontage and installed the utility 
extensions in 2001.  

As part of these processes we 
have spent 

hundreds of thousands of dol-
lars studying every aspect of 
the property that the City, State 
and Federal Governments 
requested.  We have done 
archeological, geotechni-
cal, hydrology, wetland, 
wildlife, transportation and 
economic studies.  All of 
them support development of  
the property.

We marketed the property 
for Tourist Commercial and 
Light Industrial uses with little 
success, except University 
Auto Center and Kelleher Ford 
both purchased land from us.  

University Auto Center 
constructed their new 
facility in 2002.

When it became ap-
parent in 2004 that 
there was indeed a 
demand for more 
retail business in 
town we applied for 
a comprehensive 
plan amendment 
that would allow us 
to build a regional 
retail center.  The 
City Council asked 

Site & family 
history

the lamb family

us to withdraw our request  
and participate in the  
upcoming Comprehensive Plan 
Update process.

We were assured this would 
give the community a full op-
portunity to study the regional 
retail question.  We agreed 
to do so.  We attended all the 
meetings and participated fully.  
We responded to every request 
of the various committees and 
Council.  We submitted docu-
ments that supported the case 
for needed additional retail and 
why it should be on our prop-
erty.  We gave presentations on 

what we intended to do and why 
we felt it would be beneficial to 
anyone who would listen. 

It took over three years to 
complete the Comprehensive 
Plan Update and another eight 
months to adopt regulations 
that apply to retail expansion.  
There were countless, com-
mittee meetings, commission 
meetings, council meetings 
and public hearings.  The City 
Council in the end decided that 
there should be more commer-
cial development in Ellensburg. 

photos: top to bottom 
 
frank, randy, claudia  
and bobbie lamb

Harold Lamb

West Interchange 
farm for sale

Lamb Family Barn on 
Canyon Road

The City’s own economic study done 
by Eco NW identified that large retail 
not only helps with the revenue problem 
that the City has funding basic services, 
but it is also the key to helping fund the 
preservation of the historic downtown. 
Otherwise, they say downtown is going 
to suffer with the change in retail 
trends even without regional retail in 
the city. 

It’s simple… increase taxes and fees or 
reduce services.  OR take back some of the 
sales tax revenue now going out of the 
community by allowing the stores we are 
already shopping in to locate here  
in Ellensburg! 
 
Dan Powell 
Ellensburg 
 

Ellensburg needs to establish itself 
as an economic center for Central 
Washington.  The average shopper does 
not necessarily want to take a road trip 
if his needs are met locally.  There is no 
reason that the downtown area will 
die - providing more opportunities for all 
shoppers in Ellensburg means more people 
could be exposed to our  
popular downtown. 
 
Allan Faltus  
University Auto Center

talk:
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historic downtown  
& regional retail

CONTACT THE ELLENSBURG 
COMMUNITY DEVELOPMENT 
DEPARTMENT 
CITY HALL, 501 N ANDERSON, 
ELLENSBURG, WA 98926    
509 962 7231 
 
TRIPLE L, LLC COMMUNITY 
RELATIONS MANAGER 
MAGGIE POTTER 
509 962 4715

ELLENSBURG PUBIC LIBRARY 
209 N. RUBY ST.  
ELLENSBURG WA, 98926

Get the 
 facts

contacts

Why we believe 
Ellensburg is ready 
for Regional Retail:

…I shop here in the valley, as much as I 
possibly can.  I frequent Woods, Bi-Mart, 
local restaurants and other services.  I 
would like nothing better than to do 
all of my shopping here.  I want to keep 
the tax dollars here for my daughter’s 
schools and the city infrastructure.   
The bottom line here is that no one 
wants to destroy Ellensburg; they 
simply are facing the reality that more 
is needed than dozens of specialty shops.  
We need to not only cater to the tourist 
crowd but to the local crowd as well. 
 
James L. Kumm (Letter to the Editor) 
Ellensburg

…It has never ceased to amaze me how 
so many people think they can speak for 
every citizen of the county…The truth of 
the Matter is there a re many residents 
of Kittitas County who would benefit 
from a major retail store here.  Not all 
of the citizens can afford to shop at 
specialty stores, or go out of town to 
shop as needed…So why try and take away 
one thing that could benefit many of the 
people of our county in more ways than 
one?  If you don’t have to or choose not 
to shop at Wal-Mart, I’m happy for you.  
But let the rest of us have our shopping 
privileges too. 
 
Beverly Tilton (Letter to the Editor) 
Cle Elum

The average wage in Kittitas County is 
closer to minimum wage with no benefits, 
so is a big box store going to pay less 
than minimum wage?  Who could agree 
with your statement, “Big box increases 
citizens needs for public assistance”?  
An average size big box store would 
employ at least 150 employees who 
could probably get off public assistance 
if more local jpb options were available 
to them…Bring in big box stores, hire 
the unemployed and keep local people 
shopping locally, enjoying the specialty 
shops unique to our downtown and the 
entertaining events held there. 
 
Greg Harrington (Guest Column) 
Ellensburg

talk:

We believe there has been way too much animosity between those who 
support regional retail and those who do not.  

Everyone in Ellensburg wants a thriving downtown including us.  We be-
lieve the City can and must have both a successful Historic Downtown and 
Regional Retail.  They provide separate and distinct retail opportunities.  
Historic Downtown provides opportunity for small specialized businesses 
with unique merchandise and a special niche.  Downtown has a great social 
atmosphere, the University, public services, library, museums and arts.

Regional retail provides mainstream merchandise and services at a low cost. 
The retailers require large buildings with ample parking and easy access.

Ellensburg wants and needs both. We should work together to make  
it happen.

The City has passed a resolution to direct 30% of the retail sales tax proceeds 
from a regional retail commercial project to Historic Downtown Ellensburg to 
provide support for preservation, restoration and additional mitigation.

Two public surveys support it.

Three economic studies support it.

The Comprehensive Plan supports it. 

The Chamber of Commerce supports it. 

The Kittitas County Economic Development 
Group supports it. 

The new Zoning Regulations allow and  
control it.

The City needs additional sales and property tax revenue for 
general fund expenses.

The Historic Downtown will benefit as 30% of the sales tax  
revenue from the regional retail center will be directed to it.

Commercial business in general will increase by keeping the 
spill over spending, such as dining out, going to the movies, 
comparison and specialty shopping in town.

The citizens of Ellensburg and Kittitas County will not have to 
drive 40 miles or more for the goods and services they want … 
saving time and energy.

The project will provide several hundred construction jobs and 
900 new jobs when fully operational.

ATTEND OUR OPEN HOUSE: 
HAL HOLMES CENTER 
209 N. RUBY ST.  
ELLENSBURG WA, 98926 
JANUARY 30TH ; 5-7 PM

OPEN HOUSE
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