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CONDITIONAL USE WRITTEN EXPLANATION REQUIREMENTS 

March 27, 2026 

 

A. Name of project/development: 

 

Flawless Hoops 

 

B. Summary of the Conditional Use and general operation of proposed use: 

 

• Description of existing use. 

 

a. The existing use is an open park with (2) baseball fields.  This open park is 

adjacent to another park (End Park) across the street that once served 

Washington School.  The adjacent school is now apartments and no longer 

needs the space for school activities.   

 

• Description of proposed use (indoor, outdoor, etc.). 

 

o The proposed project is the development of a new, multi-court indoor basketball 

and community recreation facility designed to expand access to youth sports, 

enhance community health, and provide safe year-round space for physical 

activity, training, and social programs. The building is designed as a durable, 

energy-efficient structure featuring two high-quality basketball courts, public 

restrooms, administrative and support spaces, and a welcoming public entrance. 

The project emphasizes accessibility, program flexibility, and long-term 

sustainability, positioning it as a vital community asset for decades to come. 

 

o The facility is designed to host a wide array of programs that meet community 

needs. Core program areas include: 

• Youth basketball leagues, practices, and tournaments 
• After-school and weekend recreational programming 
• Sports camps, clinics, and skills-development workshops 
• Training and conditioning sessions for athletes of all ages 
• Community meetings, events, and multipurpose activities 
• Inclusive programming for underserved and at-risk youth 

 
o By providing a safe, climate-controlled environment, the facility expands 

opportunities for physical activity regardless of weather, transportation barriers, 

or income level. It also enables partnerships with schools, nonprofit youth 

organizations, health and wellness agencies, and regional sports associations. 

 

 



• Projected Number of residents, employees, and/or daily customers. 

o Building occupancy: 350-400 occupants maximum. 

 

• Proposed number of dwelling units, floor area, landscape area and parking area 

expressed in square feet and acreage to the nearest one-hundredth of an acre. 

o No dwelling units 

o Building Area:  17,805 square feet 

o Property Area:  127,618 square feet (2.92 acres). 

o Landscape Surface Ration (0.393) 

 

• Description of proposed building and all new site improvements (square footage of 

new and existing structure(s), traffic, ingress/egress, parking, sidewalk, retaining 

walls, storm drainage, landscaping, lighting, dumpster enclosure, screening of 

mechanicals, etc…). 

o Building Area:  17,805 square feet 

o Two entrance/exit locations 

o Two separate parking lots 

o ADA parking at front of building 

o Landscaping to meet City of Sheboygan standards.  See landscape plan for 

additional information 

o Electrical transformers will be screened with landscaping 

o Lighting to be per City of Sheboygan standards. 

o Dumpster enclosure to be per City of Sheboygan standards. 

o Site to include a stormwater basin area.  Final size to be determined per City 

of Sheboygan requirements. 

 

• A written description of the proposed general orientation, design arrangement, 

texture, material and color of the building or structure and how it is compatible with 

the development and redevelopment in and around the area. 

 

o Physical Plan and Building Organization 

 The facility’s physical plan centers on a large, open-span gymnasium 

housing one regulation-size basketball court and two half-courts 

situated side-by-side. This clear-span space supports a range of 

athletic and community functions, including competitive play, 

practices, camps, training sessions, and multi-sport activities. 

o Along the southern edge of the building is a well-organized support wing that 

includes: 

 A publicly accessible lobby and check-in area 
 Restrooms designed for high-traffic use 
 Staff offices, meeting rooms, and administrative space 
 Storage areas for equipment and program supplies 
 Mechanical and electrical rooms ensuring safe and maintainable 

operations 



 This arrangement allows efficient circulation, simplified supervision, 

and safe separation between spectators, players, and operational 

activities. 

 The building includes multiple emergency exits, ADA-compliant 

pathways, and direct access points to the gym from the main corridor, 

ensuring smooth flow during events, leagues, and community 

programs. 

 

o Architectural Character 

 Architecturally, the facility reflects a modern, durable, and 

community-oriented design. The exterior uses a two-tone façade 

consisting of a robust masonry base and a light-colored metal panel 

upper section. This composition provides: 

• High durability and low maintenance 
• A visually grounded, contemporary appearance 
• Energy efficiency through reflective cladding materials 
• The use of large, glazed entrance elements creates an open 

and welcoming presence, while strategically placed windows 

bring daylight into offices and shared spaces without affecting 

the controlled lighting environment of the gymnasium. 

• Overall, the architectural character is clean, functional, and 

professional—consistent with modern community athletic 

centers and recreation hubs. 

 

• An explanation of any interior and/or exterior renovations. 

 

o Not Applicable 

 

• Is access appropriate and is there sufficient customers/resident off-street parking? 

 

o Parking is designed for 117 stalls, 5 of which handicap spaces.  This is based 

on zoning requirements with minimal overflow needed on adjacent streets. 

 

• Proposed signage. 

o Signage to be attached to building 

 

• Project timeline and estimated value of project. 

o Project is anticipated to start construction in Fall of 2026 with completion in 

Fall of 2027. 

o Project is valued at $7.25 million. 

 

 



• Compatibility of the proposed use and design with adjacent and other properties in 

the area. 

o Native plant landscaping to tie into the neighborhood and reduce water usage 

will be provided (see site concept plan). 

o Landscape buffers and building setbacks will be used to maintain visual 

harmony with the adjacent neighborhood. 

o Bioswales to improve stormwater management within the neighborhood 

 

• How will you insure the business will not become a nuisance to adjacent properties 

(i.e. parking, noise, smells, hours of operations, etc…). 

 

o Operates primarily indoors, reducing noise and minimizing disruption to 

nearby properties. 

o Traffic patterns are predictable as they are scheduled through practices, 

camps and tournaments, all of which make it manageable within the site. 

o There will not be any hazards introduced to the environment and   

landscaping/stormwater management will improve the neighborhood. 

 

• Other information that would be considered pertinent by the Plan Commission. 

 

C. If applicable, please describe any exceptions/variances that are required for this 

project: 

 

• The proposed site/project does not require exceptions/variances. 

 

D. Written justification for the proposed conditional use, indicating reasons why the 

applicant believes the proposed conditional use is appropriate: 

 

• The proposed use would have no negative impact to the site: 

 

o Operates primarily indoors, reducing noise and minimizing disruption to 

nearby properties. 

o Traffic patterns are predictable as they are scheduled through practices, 

camps and tournaments, all of which make it manageable within the site. 

o There will not be any hazards introduced to the environment and   

landscaping/stormwater management will improve the neighborhood. 

 

• How is the proposed conditional use (independent of its location) in harmony 

with the purposes, goals, objectives, policies and standards of the City of 

Sheboygan Comprehensive Master Plan? 

 

o The proposed facility will serve as a central hub for youth development, active 

recreation, and community wellness, supporting physical, social and 

emotional health outcomes for residents of all ages. 



o The proposed facility supports year-round community activity. 

 

• Does the conditional use, in its proposed location, result in any substantial or 

undue adverse impact on nearby property, the character of the neighborhood, 

environment, traffic, parking, public improvements, public property or rights-

of-way? 

 

o Operational controls (hours, access points) prevent unwanted spillover 

impacts. 

o Parking is designed for 117 stalls, 5 of which handicap spaces.  This is based 

on zoning requirements with minimal overflow needed on adjacent streeets. 

 

• How does the proposed conditional use maintain the desired consistency of 

land uses in relation to the setting within which the property is located? 

 

o Native plant landscaping to tie into the neighborhood and reduce water usage 

will be provided (see site concept plan). 

o Landscape buffers and building setbacks will be used to maintain visual 

harmony with the adjacent neighborhood. 

o Bioswales to improve stormwater management within the neighborhood. 

 

• Is the proposed conditional use located in an area that will be adequately 

served by utilities, or services provided by public agencies? If not, please 

explain. 

 

o Yes the proposed site is located with all public utilities able to serve the 

facility. 
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Schedule

Symbol Label QTY Catalog Number Description Lamp
Number

Lamps

Lumens

per Lamp
LLF Wattage

L24B
2 DSX2 LED P5 40K 80CRI

TFTM HS

D-Series Size 2 Area Luminaire P5

Performance Package 4000K CCT 80 CRI

Forward Throw Houseside Shield

1 31601 0.8 653.1682

L24
1 DSXW2 LED P7 40K

80CRI TFTM

14000 4000K 80CRI Forward Throw

Medium

1 13209.74 0.9 207.68

WP3
3 DSXW2 LED P7 40K

80CRI T4M

14000 4000K 80CRI Type 4 Medium 1 13248.27 0.9 103.84

WP2
2 DSXW1 LED P6 40K

70CRI TFTM

7000 4000K 70CRI Forward Throw Medium 1 7240.93 0.9 48.25

WP1
4 WPX1 LED P1 40K Mvolt WPX1 LED wallpack 1500lm 4000K color

temperature 120-277 Volts

1 1568.375 0.9 11.47

A
0 DSX2 LED P5 40K 80CRI

TFTM HS

D-Series Size 2 Area Luminaire P5

Performance Package 4000K CCT 80 CRI

Forward Throw Houseside Shield

1 31601 0.8 653.1682

Statistics

Description Symbol Avg Max Min Max/Min Avg/Min

BASKETBALL COURTS 5.7 fc 12.0 fc 1.9 fc 6.3:1 3.0:1

Calc Zone #1 1.0 fc 12.0 fc 0.0 fc N/A N/A

PARKING LOTS 1.2 fc 3.3 fc 0.2 fc 16.5:1 6.0:1


	2._NW Perspective
	3._SW Perspective
	Sheboygan - Flawless Hoops - CUP Signed
	Flawless Hoops - Site Plan
	1_1

	Flawless Hoops - Conceptual 3D Views
	2._NW Perspective
	3._SW Perspective

	Flawless Hoops - Elevations
	Flawless Hoops - Photmetric

