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Staff Report Memorandum 
December 4, 2025 

 
 
 

To: Planning Commission  
From: Community Development Department  
Subject: Smith Entertainment Group (SEG) Redevelopment, Phase 3 - 

West Façade, Modified Site Plan Review 
SPR11072025-007071 

 
 10450 S. State St. 

[Community # 9, Commercial Area] 
Central Business District (CBD) 

Zone, Cairns District 
Approx. 1.04 Acres,  

 
 

Public Meeting Notic This item has been noticed to property owners within 500 feet of the subject     
area, on public websites, and at public locations.  

 
 
Request  

The applicants, Larry Oldham, representing Babcock Design and 

Jamie Galileo, representing Smith Entertainment Group (SEG), are 

requesting preliminary modified site plan review of the Smith 

Entertainment Group’s Redevelopment of the Shops at South 

Town Phase 3, which includes an adaptive reuse of the former 

Macy’s Building and remodel of the west façade, for a property 

located at 10450 S. State St. This project is the third phase of the 

Smith Entertainment Group’s (SEG) evolving redevelopment 

efforts of the Shops at South Town Mall to bring both the 

Mammoth Hockey and the Utah Jazz team’s practice facilities, 

player’s services and operations management together. The SEG 

offices for ticketing, promotions, media, and operations staff will 

also join this location here in Sandy. A future phase will address the 

Jazz Practice Facility addition and site alterations on the east side. 

Please see attached applicant’s letter (Exhibit “A”) addressing the 

applicable Cairns Design Standards and the application materials 

(Exhibit “B”). 

 

Background 
The area of the mall property that will be impacted in this phase is 

approximately 1.04 acres. All surrounding property is existing  
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Property Case History 

SPR 85-05 Initial South Towne Mall site plan approval for buildings and parking 
lots.  Approved 1985. 

SPR 92-16 
South Towne Mall Expansion, Phase II, north end anchor store expansion for 
Mervyns Department store, 90,000 square feet. Approved June 4, 1992. 

SUB 97-00  South Towne Center Mall Subdivision, 87.681 Acres, Three lots.  Approved 04-
22-1997 

SUB 02-22 Amended Lot 1, South Towne Center Subdivision.  2.41 acres, Creating lot 4, 
for the Macy’s building property.  Recorded 8-15-2005 

SPR08242024-006806 Utah Hockey Practice (UHP) Phase 1, site preparation and grading plan.  Acres, 
Approved 9-20-2024 

SPR09062024-006844 

Utah Hockey Practice (UHP) facility, Phase 2, new hockey practice facility 
structure and remodel of south façade of old Macy’s building, and parking lot 
reconfiguration on east and west sides of the new building.  P.C. approved 9-
19-2024, and permit issued 1-07-2025. 

 
commercial development. Property north of 10600 S. St. is zoned CBD Commercial. All property south of 10600 
S. St. is zoned Auto Mall-Commercial. The area is also within the Cairns District and is subject to the Cairns Design 
Standards. 
 
Public Notice and Outreach 

Notices of this public meeting were mailed to property owners within 500 feet 

of the building site property. This item has been posted on required public 

notice websites as well as physical notice posting in required public places as 

required for commercial site plan review by the planning commission. 

 

Analysis 
Site and building Elevation Alterations. The proposed reconstruction will 

remove the existing masonry exterior west wall of the former Macy’s 

department store and replace it with new exterior building materials. The 

design and materials used on the new hockey practice facility building, now 

nearing completion, will be continued along this phase of the building remodel. 

The sidewalk and 

foundational 

landscaping will 

be reconstructed 

as well. The new materials used on this façade will include 

windows, architectural metal panels, stone veneer and a perforated 

metal screen to provide solar heat and glare protection for most of 

the west facing building façade. New entry elements will be added 

to the existing west building entrance, which will be the main 

entrance for all SEG employees and business clients. A new 

building face accent element will be added to the northwest corner 

of the building, surrounding the new windows of a second level 

conference room. Interior space in the remodeled former Macy’s 

structure will be converted into offices for SEG, Utah Mammoth, 
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and Utah Jazz organizations through an interior commercial tenant improvement (TI) permit. 

 

Building and Fire Construction Code Compliance and Accessibility Requirements. The existing Macy’s building remodeling 

will be required to meet current building and fire codes, fire sprinkler requirements, and accessibility requirements for this 

project. These requirements will be further reviewed and approved as part of the future building permit process. 

City Department Reviews. Preliminary city department reviews of the commercial site plans and documents submitted have 

been completed. All department reviewers are recommending that the planning commission approve the proposed plans. A 

standard condition of approval will specify that all reviewing city departments and division’s standards, specifications, and 

conditions will be refined and complied with as detailed in the future review processes with city staff. 

 

Architectural Design. The standards for commercial, office, and institutional development are applicable to this project as 

well as the Cairns Design Standards. These standards are difficult to apply to this building reconstruction without the full 

scope of the redevelopment completely understood at this time. It was determined by the Community Development 

Director that some of the Cairns Design Standards would not be applied to this phase of the project, except for the sections 

that apply to the building itself. It is anticipated that the full Cairns Design Standards will be applicable to the future phases 

dealing with redevelopment of the remainder of the mall property. Until then, staff has determined that only Chapters 4 

and 5 of the Cairns Design Standards should be considered for these buildings. 

 

The architect is hoping to achieve a “mountain meets urban” design ethos with the mix and placement of materials and 

forms, consistent with Cairns Master Plan (see Exhibit “A” for the “Mountain Meets Urban” Design Standards review 

narrative from the architects). The proposed building design, materials, and colors meet city requirements. Existing and 

proposed new building parapets will effectively screen any existing or proposed building roof top mechanical units (RTU’s) 

or vents. Building massing is consistent with the former Macy’s building and continues the existing building and the ice box 

building’s height. Building materials are high quality and colors are the required earth tones with clear glazing windows that 

open up the former masonry building facade.  
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Cairns Design Standards 

The developer has been working with staff on the implementation of the Cairns Design Standards. While the project meets 

many of these standards, they are requesting an exception. The applicant identified the wrong section of Chapter 5 that 

would apply to this office building retrofit, as it is not a Specialty Use Building. Staff has identified that they are offering 

proposed enhancements they are offering as offsets to the exceptions to the standards (see Exhibit “A”).  

 

There are two types of Cairns Standards exceptions requests: hardships and non-hardships. In review of the requested 

exception, staff finds that their requests fit into the non-hardship category. 

 

The non-hardship exception requests must meet the following criteria: 

o The intent of the applicable regulations are met. 

o The intent of the Master Plan is met. 

o The same or better-quality design is achieved. 

 

If the Planning Commission finds that all of the above requirements are not met, the Planning Commission may deny the 

requested relief, or the Planning Commission may require additional enhancements that will meet the requirements. 

 

The proposed building façade generally complies with all requirements of Chapters 4 and 5 of the Cairns Design Standards 

with exception of the following (analysis is shown below):  

 Top of Building Articulation  

- Vertical and horizontal divisions are required so that a variety of physical and material breaks exist in the 

façade. The top of the building has a long uninterrupted plane. There is no vertical articulation of this roof 

line until you reach the entrance to the Hockey Practice Facility. The intent of the regulations and master 

plan is not met, nor is the same or better quality design achieved. 

 

The applicant is proposing the following as development enhancements to offset the impact of not complying with the 

requirements listed above: 

 Iconic Architecture 

 Community Gathering Space 

 Community Ice Sheet Access 

 

Development enhancements are intended to balance the scales for failure to comply with all of Cairns Design Standards. 

Staff finds that the proposed design does not meet the definition of “iconic architecture.” There is not a plaza space created 

or planned that is large enough to meet the requirement for a Community Gathering Space within this project. However, 

there is a community benefit in providing the public with open times for use of the Ice Hockey Practice Facility (serving as 

a quasi-public recreation facility). Staff generally supports that proposed enhancement and the intent to offset the negative 

impacts on the Cairns branding identity and design elements that make this area unique. 

 

Review by the Sandy City Architectural Design Committee (ARC) is required and was held on August 27, 2025 (see Exhibit 

“C” for the minutes). The building design presented to the ARC had the benefit of several meetings with the city DRT 

members and planning staff, and the resultant building design, materials and massing elements were refined and finalized. 

The ARC discussed the various elements of the west building façade and those elements that have changed since prior 

concept illustrations, such as more pylon elements at corners and entry doors. The lack of additional vertical elements raised 

above the otherwise level horizontal parapet canopy was also discussed. The ARC unanimously recommended that the 

planning commission accept the proposed building architectural design, building materials, colors. 
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Future Overall, Mall Area Redevelopment Master Planning. At some time in the future, SEG will collaborate with Sandy 

City staff to envision, conceive, design, and develop the future master development plan and vision for the remainder of the 

existing mall property. This will include the design, exact location, and construction of the future phase of the Monroe 

Street connection to 10600 South Street. It is also anticipated that this redevelopment master plan will more closely follow 

the Cairns Master Plan and that future phases will implement the full Cairns Design Standards. 

 

Staff Concerns 

Staff articulated our concerns over the building’s lack of vertical articulation at the top of the building façade during the 

ARC meeting. While they are seeking an exception to this requirement, staff suggests that this design requirement could 

easily be accomplished and not require an exception at all from the Cairns Design Standards. 
  

Recommendation 
Staff recommends that the Planning Commission approve a modified site plan review, and the building architectural design, 

colors and materials for the Smith Entertainment Group (SEG) Redevelopment, Phase 3 - West Façade, modified site plan 

review, as described in the staff report for the property located at 10450 S. State St., based on the following findings and 

subject to the following conditions:  

 

Findings: 

1. The applicants have met the intent and substantially complies with the applicable Cairns Design Standards as to the 

“Mountain Meets Urban” design elements. 
 

2. The applicants have demonstrated that they intend to comply with the Land Development Code requirements for 

the CBD Zone where applicable. 
 

3. That this proposed building reconstruction will help in becoming a catalyst for further redevelopment of the Shops 

at South Town property located in the commercial heart of Sandy City. 

 

Conditions:  

1. That the development will comply with all Building & Safety, Fire and Life Safety Codes applicable to this type of 

use. 

 

2. That the developer proceeds through the final site plan review process with staff. The final site plan shall be in 

compliance with all Development Code requirements, staff red lines, and those modifications as accepted by the 

Planning Commission.  

 

3. That the developer be responsible to meet all provisions of the (CBD) zoning district and the Sandy City Architectural 

Design Requirements, and the applicable Cairns Design Standards (Ch 4 & 5), with the details finalized with staff 

during final site plan review, with exception of the following: 

a. Top of building vertical articulation  

 

4. That the requirements and conditions of the various city departments and divisions be met and details finalized during 

the final site plan review process with staff. 

 

5. That all future signage be reviewed and approved under a separate permit application and the existing or amended 

sign theme approval for the project area and be in conformance with city code. 
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Planner 

 
Douglas L. Wheelwright 

Development Services Manager 

 
File Name: S:\USERS\PLN\STAFFRPT\2025\SPR11072025-007071 – SEG Phase 3, West Facade   
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Exhibit “A” 
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Exhibit “A” (continued) 
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Exhibit “B” 
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Exhibit “C” 
 

 


