
Cliff’s Edge          

 0

 

 
 

CLIFF’S EDGE 
 

MASTER DEVELOPMENT PLAN 
AND DESIGN GUIDELINES 

CITY OF LAS VEGAS 
 
 
 

 
 

Last Revised by Minor Modification on August 5, 2009  
i 
 

 
 

 
 
 
 

Prepared by 
                                                     
 

                                                      



Cliff’s Edge           

 
       Quadrant Planning                                                                                                                                  
       August 5, 2009   1 

 
 
 

CLIFF’S EDGE 
 

MASTER DEVELOPMENT PLAN 
AND DESIGN GUIDELINES 

CITY OF LAS VEGAS 
 
 

Last Revised by a Minor Modification on August 5, 2009 
Revisions Marked by Asterisk  

 
Previous Revisions:  

MOD-22969 on September 19, 2007 
MOD -19114 on April 4, 2007 

MOD-10809 on March 13, 2006 
MOD-10531 on February 13, 2006 
MOD-9174 on November 16, 2005 

MOD-6279 on August 3, 2005 
MOD-4237 on July 9, 2004 
MOD-3955 on May 5, 2004 

MOD-3189 on February 27, 2004 
 

Prepared by 
 

           
 



Cliff’s Edge           

 
       Quadrant Planning                                                                                                                                  
       August 5, 2009   2 

 
CLIFF’S EDGE 
Index of Updates 

 
 

August 5, 2009 Minor Modification  Added Home Occupations as permitted use in all land 
use categories, added note #3 on page 12 and revised 
table on pages 15-18 

September 19, 2007 MOD-22968  Revised  Planned Land Use Table 2.2 pg 10 
 Revised Land Use Map pg 11 and Section 2 pg. 

      2-4 changed POD 308 from RSL to M 
April 4, 2007 MOD-19114 Revised 3.2.1 Medium Density Residential,  pg 3-8,9 
   Revised 3.2.2 Sm Lot Residential, pg 3-10,11 
   Revised 3.2.3 Res Sm Lot Mini Cluster, pg 3-12,13 

 Revised 3.2.3.A Res Sm Lot Paseo Cluster,  pg 3-14,15 
 Revised 3.2.3.B Res Sm Lot  Rear Loaded,   pg 3-16,17 

 
 

 
 

 Revised 3.2.4 Res Sm Lot Mini-Lot, pg 3-19, 20 
   Revised 3.2.5 Medium Low & Low Res,  pgs 3-

21,22,23,24 
   Revised 3.3.6 Perimeter Edges-Varying Rear Setbacks,  

pg 3-28 
   Revised 3.5.2 Signage- Added appendix A, pg 3-29 
   Added 4.1 Introduction-Architectural Styles, -added 

Classic Americana Style, pg 4-1 
   Added 4.3.1 Building Form-Added Classic Americana 

Style, pg 4-2 
   Added 4.4.1 Roof Form and Slope, pg 4-3 
   Added 4.10 & 4.14 Classic Americana Architectural 

Style, pg 4-20,21,4-30 
   Replaced 5.2.1 Plant Materials List, pg 5-1,2,3,4,5,6 
   Added type- 5.2.3 Rock Mulch, pg 5-7 
   Revised 5.5 Signage- added appendix, pg 5-9 
   Added L. - 6.2.1 Community Walls added L., pg 6-4 
   Added color-6.2.9 View Fences, pg 6-6 
   Added percentages-Sec 6 Exhibit B Community Walls, 

pg 6-10 
   Added percentages-Sec 6 Exhibit C Community Walls, 

pg 6-11 
   Added percentages-Sec 6 Exhibit D Community Walls, 

pg 6-12 
   Added 8.1.1 Commercial Design Guidelines,  pg 8-1 
   Added -Appendix A-Sign Guidelines 



Cliff’s Edge           

 
       Quadrant Planning                                                                                                                                  
       August 5, 2009   3 

March 13, 2006 MOD-10809    Revised Section 6 Entry and Wall Guidelines 
 
 

February 14, 2006 MOD-10531   Revised  Planned Land Use Table 2.2 pg 10 
 Revised Land Use Map pg 11 and Section 2 pg. 

      2-4 
November 16, 2005 MOD-9174   Revised Section 3 3.2.5 B Single Family    

      Detached (Rear Loaded)  pg. 3-20 
August 3, 2005 MOD-6279   Revised Section 2  2.3.6 Public Facility/Open   

      Space & Recreation pg. 12 
  Revised Section 3 3.1.1 Parcel Entries pg 3-1 
  Added new exhibits 7a & 7b pg 3-4 & 3-5 
  Added note Section 3 3.1.3  pg 3-2 
  Revised Section 3 Exhibit 8a pg 3-6 
  Revised Section 3 3.2.3A Residential Small  

      Lot (Paseo Cluster)pg 3-13 
  Revised Section 3 3.2.3B Residential Small Lot  

 (Rear Loaded) pg 3-14 
  Added Exhibit pg 3-15 
  Revised Section 3 3.2.4 Residential Small Lot 

      (Mini-Lot Conventional) pg 3-16 
  Revised Section 5 5.10 Community Lighting 

      pg 10 
  Revised Section 5 5.10.1 Street Lighting pg 5- 

 11 
      Added new exhibits Section 5  Exhibit 14a, 
      14b, 14c, 15, pgs 5-12,5-13,5-14,5-15 
  Portions of Section 6 which were replaced with  

      MOD-10809 
July 9, 2004 MOD-4237   Revised Section 3 Exhibit 8a Private Interior   

      Residential Streets  pg 3-6 
May 5, 2004 MOD-3955   Revised portion of Section 6 which was  

      replaced with MOD-10809 
February 27, 2004 MOD-3189   Revised Section 3 3.1.2 pg 3-2 
 
 



Cliff’s Edge           

 
       Quadrant Planning                                                                                                                                  
       August 5, 2009   4 

 
 
 
ACKNOWLEDGEMENTS  
 
Las Vegas City Council 
Oscar B. Goodman, Mayor 
Gary Reese, Mayor Pro-Tem 
Larry Brown  
Steven D. Ross 
Lois Tarkanian 
Lawrence Weekly 
Steve Wolfson 
 
 
Planning Commission 
Vacant, Chairman 
Richard Truesdell, Vice-Chairman 
Leo Davenport 
Steve Evans 
Byron Goynes 
David Steinman 
Glenn E. Trowbridge 
 
City of Las Vegas Planning Department 
Robert S. Genzer, Director 
Margo Wheeler, Deputy Director  
Dave Clapsaddle, Supervisor of Current Planning 
 
 
Quadrant Planning 
Calvin Champlin, President 
 
 
KTGY 
Brent Argo, Project Manager 
 



Cliff’s Edge           

 
       Quadrant Planning                                                                                                                                  
       August 5, 2009   5 

 
CLIFF’S EDGE 
 

TABLE OF CONTENTS .................................................................. PAGE 
         
        MASTER DEVELOPMENT PLAN 
 

1. Introduction ...............................................................................................6 
 1.1 Cliff’s Edge Master Development Plan Concept ....................................................... 6 
 1.2 Purpose ..................................................................................................................... 6 
 1.3 Project Location......................................................................................................... 7 
 1.4 Relationship to Other Documents ............................................................................. 7 
 
2. Land Use .................................................................................................... 9 
 2.1 Purpose ................................................................................................................... 10 
 2.2 Planned Land Use................................................................................................... 12 
 2.3 Land Use Designations ........................................................................................... 12 
 2.4 Cliff’s Edge Master Development Plan ................................................................... 19 
 2.5 Planned Development District................................................................................. 21 
 
3. Master Development Plan Implementation ........................................... 25 
 3.1 Implementation Tools and Procedures ................................................................... 25 
 3.2 Recommended Actions ........................................................................................... 25 
 3.3 Development Tracking ............................................................................................ 25 
   
 
LIST OF FIGURES 
Figure 1: Cliff’s Edge Master Development  
  Plan Vicinity Map................................................................................ 8 
Figure 2: Planned Land Uses ......................................................................... 11 
Figure 3: Phasing Map .................................................................................... 22 
Figure 4: Water Service................................................................................... 23 
Figure 5: Sewer Service .................................................................................. 24 
 
 
LIST OF TABLES 
Table 1: Cliff’s Edge Planned Land Use......................................................... 10 
 
 
 DESIGN GUIDELINES 
  
  1. Design Guidelines ................................................................................... 26 
 
 
 



Cliff’s Edge           

 
       Quadrant Planning                                                                                                                                  
       August 5, 2009   6 

 
1. INTRODUCTION 
 
1.1 Cliff’s Edge Master Development Plan Concept 
 

The Cliff’s Edge Master Development Plan shall reflect the objectives set forth in the 
Planned Development (PD) District Ordinance, as adopted by the City of Las Vegas, 
February 5, 1997.  

 
1.1.1 The intent of the Planned Development (PD) District is to permit and encourage 

comprehensively planned developments whose purpose is redevelopment, economic 
development, cultural enrichment, or to provide a single-purpose or multi-use planned 
development.  The reclassification of property to the PD District may be deemed 
appropriate if the development proposed for the District can accomplish the goals as 
stated in the Ordinance mentioned above.  Essential to creating this sense of place is a 
commitment to the characteristics of development and design standards outlined in this 
document. 

 
 1.2 Purpose 
 

The purpose of the Cliff’s Edge Master Development Plan and Design Standards (or 
Cliff’s Edge Standards) is to guide the physical development of land within the 
boundaries of the Plan area by: 

 
 (a) Prescribing the land uses; 

(b) Establishing a process of development;  
(c) Establishing design criteria; and 

 (d) Providing the criteria for project approval. 
 
1.2.1 The Cliff’s Edge Standards will direct the actions of all entities, participating builders, 

developers and individual business owners and homeowners, including their respective 
sub-associations. The criteria contained in the document are binding on any person, or 
entity, which intends to construct, reconstruct or modify any permanent or temporary 
improvement within the Cliff’s Edge Master Development Plan area.  The enforcement 
of the Standards will ensure quality, visual continuity and consistency in design, as well 
as protection of property values. 

  
1.2.2 The Cliff’s Edge Master Development Plan (or Master Development Plan) comprises 

approximately 1,150 acres of land.  The project is planned for a range of single, cluster 
and multi-family residential uses, as well as village commercial uses (See Figure 2).   

 
 
          This Master Development Plan establishes a comprehensive set of land uses, site 
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          development standards, architectural, and landscape criteria, as well as residential  
design standards for the Cliff’s Edge project.  The Master Development Plan also 
contains sites designated for parks, schools, and other public facility uses. 

 
The Master Developer of the Cliff’s Edge Master Development Plan is charged with 
developing the community in a comprehensive manner.  In order for this to occur, the  
 
Master Developer is committed to providing all necessary infrastructure and services 
needed for the Master Development Plan's development.  The Master Developer will 
enter into a Development Agreement with the City that contains mechanisms for the 
provision and phasing of such infrastructure and services. 
 

1.3 Project Location 
 

The Cliff’s Edge Master Development Plan encompasses approximately 1,150 acres 
with Grand Teton Drive on the north, Centennial Road and I-215 on the south, Hualapai 
Way on the east, and Puli Road on the west.  See Figure 1 - Vicinity Map.   

 
1.4 Relationship to Other Documents 
 
1.4.1 The Cliff’s Edge Master Development Plan and Design Standards is the primary 

document for use by all entities undertaking any improvements, such as participating 
builders, individual business owners and homeowners, including their respective sub-
associations.  Other documents related to the physical development of the property 
include the following: 

 
• Centennial Hills Sector Plan: On May 24, 1999, an amendment to the General 

Plan entitled Centennial Hills Sector Plan, was approved by the City Council for 
this area.  The Centennial Hills Sector Plan addresses conceptual master 
planning issues, establishing the locations, extent, and nature of proposed land 
uses, the provision of public facilities and services and basic infrastructure needs 
for the Cliff’s Edge Master Development Plan area; 

 
• All development plans shall comply with the adopted Cliff’s Edge Master 

Development Plan as well as all other applicable regulations in the city, county, 
state, and federal jurisdictions; and  

 
•      Title 19, City of Las Vegas Zoning Code. 
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FIGURE 1 – VICINITY MAP 
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2. LAND USE 
 
2.1 Purpose 

The purpose of this section is to identify the land use categories used in the Cliff’s Edge 
plan and the uses permitted within these categories. 

 
2.1.1 In general, the land use categories are designed to be compatible with those allowed 

under the current City of Las Vegas Codes.  Use permits and conditional use 
restrictions apply to some land uses.  At the discretion of the Planning Director, and if in 
compliance with applicable covenants, conditions and restrictions, other uses not 
specifically indicated herein may be approved if noted on the specific project’s tentative 
map or site plan and approved by the Master Developer, Planning Commission or the 
City Council. 

 
2.1.2 Upon approval of the Cliff’s Edge Master Development Plan, requests for land uses 

shall conform to the recommended land uses shown on Figure 2.  However, if a request 
does not conform to the recommended land uses shown on Figure 2, then at a 
minimum the request must be approved by the Master Developer and adhere to the 
goals and objectives of the City of Las Vegas General Plan and related documents. 

 
2.1.3 This Master Development Plan has established a comprehensive set of land uses, site 

development standards, architectural, and landscape criteria, as well as residential 
design standards for the Cliff’s Edge project. 
 
Planned land uses for the approximately 1,150 acres comprising the Cliff’s Edge Master 
Development Plan are shown within the boundary on Figure 2.  Projects within this area 
will be developed in conformance with the land uses shown on Figure 2. 
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2.2 Planned Land Use  
 

The land uses planned for Cliff’s Edge are shown in Table 1 below as percentages of 
total acreage.  

 
 

Table 1 – Cliff’s Edge Planned Land Use  
 

Land Use Max. 
DU/AC 

Total 
Acres 

Total Units 

Medium Residential 25 66.5 1662.5 
Residential Small Lot 15 142 2.130 
Medium-Low Density Residential 8 489.5 3,916 
Low Density Residential 5.5 204 1,122 
Village Commercial 
Public Facility 
Not a Part 

- 
- 
-- 

15 
210 
(10) 

220 
-- 
-- 

Totals  1,134 9,064.5 
 
Overall Gross Residential Density:  7.99 du/ac 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

        Revision approved by 
City Council on 9/19/2007 

MOD-22968 
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2.3 Land Use Designations  
 

The Cliff’s Edge Master Development Plan area shall be comprised of six land use 
designations listed below: 

(1) Medium Residential (up to 25 du/ac); 
(2) Residential Small Lot (up to 15 du/ac); 
(3) Medium-Low Density Residential (up to 8 du/ac); 
(4) Low Density Residential (up to 5.5 du/ac); 
(5) Village Commercial; 
(6) Public Facility. 

Notes: 
1)  All residential land use categories described below are cumulative.  Each higher density 
residential category permits all land uses of the lower density residential categories below it.  
Where different residential categories are immediately adjacent, projects will be designed with 
transition buffers to avoid dramatic changes in densities.  Specific densities shown on Figure 2 
may vary in exact location, so long as the overall community meets the densities, goals and 
objectives of the Cliffs Edge Master Development Plan and the City of Las Vegas General 
Plan. 
2)  Churches/Houses of Worship and Private Schools are permitted in all residential land use 
categories described below with approval of a Special Use Permit by the City of Las Vegas.  
Wireless Communications Facilities (stealth design only) are permitted with conditions within 
church steeples subject to approval by the Design Review Committee. 
3)*  Home Occupations are permitted in all land use categories with approval of a Home 
Occupation Permit by the City of Las Vegas.  All applicable rules of the City of Las Vegas 
Municipal Code for Home Occupations and Home Occupation Permits are applicable.  

 
2.3.1 Medium Residential   
 

The Medium Residential category provides for the development of up to 25 dwelling 
units per gross acre.  Product types include, but are not limited to, a higher density 
variety of multi-family units such as condominiums, townhomes, and apartment projects 
with a maximum of four stories.   
 
In addition, this category also allows senior housing and related facilities for senior care 
including independent living, assisted living, congregate care, convalescent care, and 
skilled nursing uses. (See definitions for Assisted Living Apartment and Convalescent 
Care Facility/Nursing Home in Title 19.20) 

 
2.3.2 Residential Small Lot 
 

The Residential Small Lot category provides for the development of up to 15 dwelling 
units per gross acre.  This land category allows for higher density detached and 
attached single-family product types, including, but not limited to, senior housing, 
duplexes, compact lots, townhomes, condominiums, apartments, cluster and zero lot 
line developments.  Buildings in this category should not exceed two stories in height. 
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2.3.3 Medium-Low Density Residential 
 

The Medium-Low Density Residential category provides for the development of up to 8 
dwelling units per gross acre.  This land use category allows for medium density 
detached or attached single-family product types including, but not limited to, duplexes, 
compact lots, cluster and zero lot line developments.  Buildings in this category should 
not exceed two stories in height.  Allowable uses also include residential daycare up to 
six children. 

 
2.3.4 Low Density Residential 

 
The Low Density Residential category provides for the development of up to 5.5 
dwelling units per gross acre.  This land use category allows for lower density single-
family product types with a maximum of two stories. Allowable uses also include 
residential daycare up to six children. 
 

2.3.5 Village Commercial 
 

The Village Commercial land use category allows medium intensity retail, office or other 
commercial uses that serve not only local area patrons, but also patrons from 
neighborhoods surrounding Cliff’s Edge. In addition, Medium Residential Uses (up to 25 
dwelling units per acres) are allowed when in conjunction with a horizontally or vertically 
mixed use project. Neighborhood Family Services Centers which include, but are not 
limited to, facilities that provide a variety of child and family services to the community 
such as child protective services, foster care, juvenile probation services, adoptions, 
early intervention services, and children’s clinical services are allowed with approval of a 
special use permit.* Village Commercial is typically located on the periphery of 
residential neighborhoods and should be confined to the intersections of major arterials 
and major freeways.  The maximum lot coverage will not exceed 40 percent. 

 

2.3.6 Public Facility/Open Space and Recreation  
 
The Public Facility/Open Space and Recreation category designates areas where the 
primary land uses are public and quasi-public services and facilities.  These uses are 
generally affiliated with government, religious and educational facilities.  Examples 
include: schools, libraries, museums, zoos, churches, police and fire stations, pump and 
reservoir facilities and related uses. Neighborhood Family Services Centers which 
include, but are not limited to, facilities that provide a variety of child and family services 
to the community such as child protective services, foster care, juvenile  
probation services, adoptions, early intervention services, and children’s clinical 
services are allowed with approval of a special use permit.* 
* Revision approved by City Council on August 3, 2005. MOD-6279 
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This category also designates areas where the primary land uses are low intensity 
public or private outdoor recreation facilities which do not generate substantial noise as 
part of their everyday operations.  Examples include parks, designated recreation or 
wilderness areas, golf courses, tennis courts and ball fields. 
 
The Master Developer has worked closely with City of Las Vegas staff to select areas 
for parks and recreation within the Cliff’s Edge Master Development Plan. As a result of 
this process, the City of Las Vegas Public Works Department has reserved 30 acres of  
 
public land for parks and recreation in the Plan as depicted on Figure 2. In lieu of park 
fees, the Master Developer will work with the City of Las Vegas to develop the 30 acres 
of parks and will also provide approximately 25 acres of additional open space for linear 
parks and trails.  These facilities will further enhance open space connectivity 
throughout the community.   

 
The phasing and costs associated with development of the parks and open space 
facilities shown on the Master Development Plan will be established in a Development 
Agreement between the City of Las Vegas and the Master Developer. 

 
2.3.7 Permissible Uses  
 

Buildings, structures and land for commercial purposes shall be used in accordance 
with the uses permitted in the following Land Use Schedule. 
 
This Land Use Schedule is not intended to be all-inclusive.  At the discretion of the 
Planning Director, and if in compliance with applicable covenants, conditions and 
restrictions, other uses not specifically indicated in the Schedule may be approved if 
noted on the specific project’s tentative map or site plan and approved by the Master 
Developer, Planning Commission or City Council. 
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    Village 
  Commercial 

       
  
 
 

Amusement Arcade  P 
Animal Hospital     SUP 
Antique Shops  SUP 
Appraisal and Related Services  P 
Architectural (professional and related services)     P 
Art Gallery   P 
Artist   P 
Artist Studios  P 
Assisted Living     SUP 
Athletic Fields  P 
Auditorium   P 
Automobile Accessory Store  P 
Automobile Maintenance  SUP 
Automobile Rental        SUP 
Automobile Sales  X 
Bakery (retail only)  P 
Bank   P 
Banquet Facilities  P 
Barber Shops     P 
Bars      SUP 
Beauty Shops/Salons  P 
Beer Sales      SUP 
Bicycle Sales Repair Shops  P 
Bookkeeping, Accounting Services  P 
Bookstores       P 
Brew Pubs    SUP 
Building Material Sales   SUP 
Car Rental Agencies     SUP 
Car Wash      P 
Catering Establishments  P 
Cemeteries   X 
Child Care Institutions     P 
Churches    P 
Clinics   P 
Collectible Shops  P 
Colleges   SUP 
Commercial Building Single Story   
Commercial Building Two Stories  P 
Communication Towers/Antennas     SUP 
Computer Based Businesses  P 
Computer Graphics Services  P 
Congregate Care     SUP 
Consulting Service  P 
 
 
 
P=Permitted     X=Use Prohibited    H/O= Home Occupation    SUP=Special Use Permit    TCP=Temporary 
Commercial Permit 
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           Village 

                                                                 Commercial 
                                                                
 
 
 
Contractor’s Offices     P 
Convenience Store  P 
Convention Facilities  SUP 
Cooperative Apartments  SUP 
Copy Center   P 
Corporate Headquarters (greater than 10,000 sf)  P 
Corporate Headquarters (10,000 sf and less)  P 
Costume Rental     P 
Court Reporting  P 
Custodial Institutions  SUP 
Day Care   P 
Diaper Services  P 
Dressmaking Shops   P 
Drive Through    P 
Drug Stores    P 
Dry Cleaner    X 
Dry Cleaning Office/Pick-up Services  P 
Eating and Drinking Places (non-alcoholic)  P 
Education/Scientific Research  P 
Educational Offices  P 
Electronic Equipment Sales and Service  P 
Engineering (professional and related services)  P 
Entertainer (outcall only, no escort services)  P 
Equipment Rentals   SUP 
Exotic Animals                                                                        SUP  
Florists   P 
Gaming (incidental gaming machines only)  SUP 
Gaming (unrestricted)  X 
Gasoline Sales  P 
Government Facilities   SUP 
Gravel Pits   X 
Grocery Stores (< 5000 Sq. Ft.)  P 
Grocery Stores (> 5000 Sq. Ft.)                                             P 
Gunsmiths       SUP 
Handicraft (including gift basket assembly)  P 
Hardware Stores  P 
Health Clubs   P 
Health Fitness Training Center  P 
Heliports   SUP 
Home Occupation  H/O 
Hospitals    P 
Hotels/Motels   SUP 
House Cleaning/Repairs  P 
Information Services  P 
Insurance Adjustment   P 
Insurance Sales  P 
Interior Decorating  P 
 

 
P=Permitted     X=Use Prohibited    H/O=Home Occupation    SUP=Special Use Permit    TCP=Temporary 

Commercial Permit  
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                                                          Village 

   Commercial 
  
 
Janitorial Services  P 
Jewelry Making (excluding smelting and casting of metal)  P 
Laboratories, Medical and Dental  P 
Libraries   P 
Liquor Sales (for on or off premise consumption)  SUP 
Live Entertainment     SUP 
Locksmiths   P 
Maintenance Business  P 
Manufactured Home Sales  X 
Mausoleums   X 
Medium Residential (up to 25 du/ac)*                                                              P 
Medical Supplies  P 
Memorabilia Shops  P 
Miniature Golf Courses                 SUP  
Mini-Warehouses  P 
Mobile Home Dealers          X 
Mortgage Company  P 
Mortuaries   X 
Movie Theaters     P 
Museums   SUP 
News Dealers/Stands  P 
Nudist Camps  X 
Offices, Business and Professional  P 
Outdoor dining  P 
Parking Lot/Garages (as a principal use)  P 
Parks   P 
Party Planning Services  P 
Pet Store   P 
Pharmacy   P 
Photographic Studio  P 
Photographic Supplies  P 
Photography and Related Services  P 
Plant Nurseries  P 
Playgrounds   P 
Postal Services  P 
Print Shops  SUP 
Public Utility Buildings and Structures   SUP 
Public/Quasi-Public/Institutional Buildings and Uses    SUP 
(including Neighborhood Family Service Centers)* 
Race Tracks   X 
Railroad/Bus/Truck/Air Terminals  X 
Real Estate Services  P 
Recreational Facilities – private  SUP 
Recording Studios  SUP 
Resort Hotels  X 
 
 
P=Permitted     X=Use Prohibited    H/O=Home Occupation    SUP=Special Use Permit    TCP=Temporary 
Commercial Permit 

 
* Revision approved by City Council on August 3, 2005. MOD-6279 
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               Village  

                                                                                           Commercial 
                                                             
 
Restaurants   P 
Rest Homes   SUP 
Retail Sales   P 
Riding/Rental Stables  X 
Rock Concert  SUP 
Sales Representatives  P 
Sanitariums   X 
Schools   SUP 
Seasonal Sales (Christmas Trees, pumpkins, etc.)  TCP 
Secondhand Sales  SUP 
Secretarial Services  P 
Security Sales  P 
Security Services  P 
Senior Housing  SUP 
Service Business (except repair business)  P 
Service Stations  P 
Shoe Repair Shops  P 
Sign Painting Stores  P 
Sporting Goods Stores  P 
Sporting Goods with Firearms  SUP 
Stock Brokerages  P 
Sun-tanning Centers  P 
Supper Clubs  SUP 
Swap Meets    SUP 
Swimming Pool Cleaning  P 
Tailoring, Sewing Services  P 
Tailors   P 
Tattoo Parlor   X 
Taverns   SUP 
Tax Preparation Services  P 
Taxidermist   P 
Teaching, Tutoring (max. four students at once)  P 
Teaching, Tutoring (more than four students)  SUP 
Tire Sales (as principal use)  SUP 
Travel Agencies  P 
Upholstery Shops  SUP 
Vacations Sales  P 
Veterinary Services  SUP 
Video Stores   P 
Watch/Clock Repair  P 
Watchman’s Trailer with Commercial Use  SUP 
Water Sales   P 
Wine Sales   SUP 
Wireless Communications Facilities (stealth and non-stealth design)     P (with conditions)  
  

 
 
 
 
 
P=Permitted     X=Use Prohibited    H/O= Home Occupation    SUP=Special Use Permit    
TCP=Temporary Commercial Permit 
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2.4 Cliff’s Edge Master Development Plan 
 

The acreage included in the Cliff’s Edge Master Development Plan was designated 
Planned Community Development (PCD) in the Northwest Plan Amendment to the City 
of Las Vegas General Plan adopted by City Council December 18, 1996. 

 
2.4.1 Development Phasing 
  

Development of the Cliff’s Edge Master Planned Community will commence at locations 
where the provision of infrastructure is most immediate and progress in a logical fashion 
from there.  See Figure 3, Phasing Map, for details of the expected phasing schedule.   
 
Due to differences in land use emphasis and the dependence upon market conditions, 
individual areas are expected to develop at different rates.  It is possible that more than 
one area may be under development at any given time, or that development may not 
occur in the exact order as shown on Figure 3.  Therefore, each individual phase will be 
required to extend all necessary utilities to that phase in order to provide adequate 
service.  Additionally, half street improvements will be required adjacent to each 
individual phase as constructed.  Temporary access roads and/or widened paving may 
be constructed to each phase as needed in order to satisfy City of Las Vegas 
requirements. 
 
WATER SERVICE  

 
The Las Vegas Valley Water District (LVVWD) currently provides water in the 2975 
pressure zone to Centennial Parkway for Centennial High School.  The LVVWD has 
applied to the Bureau of Land Management for grants for property along Deer Springs 
Way and Elkhorn Road to accommodate construction of future facilities.  See Figure 4 
for details. 
 
The majority of Cliff’s Edge lies within the 3090 and 3205 pressure zones.    The 
LVVWD current plan is to provide service to the 3205 and 3090 zones by utilizing pump 
stations serviced from the proposed 2975 Zone.  The LVVWD is currently underway 
with the design of the 2975 Zone North Pipeline along Hualapai, with an anticipated 
completion of the line expected by January 2004.  The LVVWD will typically take two to 
three years to construct a pump and a reservoir facility and 18 months for oversized 
main extensions.  The LVVWD’s policy is to allow development demands to dictate 
constructions schedules. 
 
Figure 4 shows the pressure zone boundaries and proposed facilities locations as 
currently established. 
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SEWER SERVICE 
 
Sewer service to Cliff’s Edge can be provided by extension of several main sewer lines 
to the property including approximately half-mile extension of the Centennial Parkway 
sewer, an extension of a 12 inch main one and a half miles to Hualapai in Deer Springs, 
an extension of a 12 inch main in Elkhorn and an extension of a 12 inch main in Fort 
Apache.  A specific study of capacity and topography will determine which these 
extensions will be required. 

 
The City of Las Vegas Public Works Department has indicated that the City will 
coordinate and pay for the design and construction of the sewer sleeves to be installed 
under the Las Vegas Beltway at Ann, Road, Tropical Parkway and Centennial Parkway 
in conjunction with Clark County. 

 
The Master Developer will need to enter into extension and oversizing agreements with 
the City for portions of the system required but not constructed prior to development of 
Cliff’s Edge.   

 
The existing sewer systems are shown on Figure 5. 
 
MASTER DRAINAGE PLAN 
 
A Master Drainage Plan for the proposed 1,150 acres in this plan shall be submitted to 
and approved by the City of Las Vegas Department of Public Works prior to the 
issuance of any permits or recordation of any Final Maps (not including the first parcel 
map).  The Master Drainage Plan shall identify necessary drainage infrastructure 
improvements within the proposed Cliff’s Edge area and shall propose an 
implementation program for the construction of such required improvements, including a 
Phasing plan identifying appropriate mitigation required for areas in the Master 
Development Plan to be developed.  The Master Drainage plan shall clearly identify the 
parties responsible for each phase of construction. 

 
Preliminary data collected from the City of Las Vegas Northwest Neighborhood Master 
Drainage Studies, Phases 1 and 2, September 1999, (Northwest Study), indicates the 
storm water impact to Cliff’s Edge. 
 
The Northwest Study’s Phase 2 outlines all of Cliff’s Edge north of Elkhorn Road.  The 
Northwest Study’s Phase 1 western boundary is Hualapai, therefore, most of the project 
south of Elkhorn has not been studied by the City of Las Vegas and the developer of the 
Plan will be required to analyze the area.  However, there is an existing detention basin 
that protects the area and existing 100-year flow rates have been determined along the 
Hualapai alignment, which will help evaluate this part of the project. 
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The area within the Plan south of Deer Springs Way is unprotected by the existing Kyle 
Canyon Detention Basin and, therefore, the magnitude of the off-site flow impacting that 
area will need to be closely analyzed and appropriately mitigated in accordance with 
stormwater regulation implemented by the City of Las Vegas and the CCRFCD. 
 

2.4.2 Traffic Study   
 

A master traffic study is being prepared which will evaluate the adequacy of the 
proposed street system.  The analysis will also provide recommendations for roadway 
and intersection geometrics and traffic control.  Since final development plans are not 
available for individual parcels at this time, the City of Las Vegas may require updates 
to the master traffic study or additional traffic studies to evaluate access to the parcels 
or any significant change of land use density. 
 
A Traffic Study for the overall 1,150 acres covered by this plan shall be submitted to and 
approved by the Department of Public Works prior to the issuance of any permits or the 
recordation of any Final Maps (not including the first parcel map) anywhere within this 
site.  The Master Traffic Impact Analysis shall identify necessary roadway infrastructure 
improvements and overall traffic signalization needs within the Cliff’s Edge area and 
shall propose an implementation program for the dedication and construction of such 
required improvements including a phasing plan identifying appropriate milestones that 
will trigger the timely construction thereof.  Traffic signal contributions will be assessed 
in accordance with the Master Traffic Study. 

 
Generally, based on the results and conclusions of the preliminary master traffic 
evaluation, the proposed internal and perimeter street network will provide adequate 
circulation and capacity for the master planned development. 

 
 
2.5 Planned Development District 
 
2.5.1 The Planned Development (PD) District is the Zoning mechanism for implementing the 

Cliff’s Edge Master Development Plan.  See adopted City of Las Vegas Zoning 
Ordinance. 
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Figure 3:  Phasing Map 
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Figure 4: Water Service 
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Figure 5: Sewer Service  
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3. MASTER DEVELOPMENT PLAN IMPLEMENTATION 
 
 
3.1 Implementation Tools and Procedures 
 

Orderly development will be ensured through the planning guidelines set forth in this 
Plan and all design guidelines specifically created for the Cliff’s Edge area and 
administered by the Master Developer. 
 
 

3.2 Recommended Actions 
 
The Plan, once adopted by the City of Las Vegas City Council, will serve as a guide for 
future actions by the City of Las Vegas and the Master Developer. The following actions 
are recommended: 

 
3.2.1 Incorporation of the Cliff’s Edge Master Development Plan and Design Guidelines into 

the City of Las Vegas’ General Plan and the Las Vegas 2020 Master Plan and its 
elements, where appropriate. 

 
3.2.2 Adoption of a Development Agreement – the Master Developer will enter into a 

Development Agreement with the City of Las Vegas that will govern the Master 
Developer’s responsibilities with respect to development of the Plan.  The Development 
Agreement will clearly define how infrastructure and public facilities will be provided for 
the project and will present timetables for such activities. 

 
 
3.3 Development Tracking 

 
The Master Developer will be responsible for tracking development within the Cliff’s 
Edge Master Development Plan.  The Master Developer will ensure that the City of Las 
Vegas is kept appraised of both the approved densities of each development pod within 
the Plan, as well as the actual as-built densities as individual projects are approved and 
developed within the Plan.  To this end, the Master Developer will create and maintain a 
development tracking system that will allow City of Las Vegas Staff to monitor 
maintenance of the maximum overall Plan density of eight units per acre as required by 
the City’s Planned Community Development (PCD) land use category. 
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7.3.8  WINDOW FRAMES 
 
• Window frame and mullion colors shall be in white, bone, taupe or tan.  Black or brown colors 

are not acceptable. 
 
7.3.9  MASONRY 
 
• Masonry veneer of brick and stone shall be used in applications that are appropriate to the 

architectural styles that allow them.. 
 
• Masonry elements must be integral to the architecture and not merely applied features.  Masonry 

shall wrap columns and porches in their entirety.  Masonry columns at garage corners shall have 
a return dimension equal to or greater than the width of the material on the front elevation.  
Masonry returns at areas around front doors or windows should end at logical termination points 
related to rooflines or building massing when they are available, otherwise returns shall be 3 feet 
minimum. 

 
• Large mortar joints or “weeping mortar” are not permitted.  See Schedules 1- 4, for a listing of 

the masonry colors and grouting types for each style.  Grout colors shall harmonize and blend 
with the colors found in the stone rather than contrast with it. 

 
• Brick veneer shall be in warm or neutral muted shades with modeled faces.  Combed or raked 

surfaces are not allowed.  Thin brick may only be used if it is painted over.  “Weeping mortar” 
joints are not permitted. 

 
• Concrete slump block may be used for Spanish Colonial courtyard walls or pilasters if 

covered with a stucco slurry coat and colored to match the field color of the house. 
 
7.4  BUILDER PARCEL COLOR REQUIREMENTS 
 
Number of Color Packages 
 
• A unique color package shall be developed for each product type within a builder’s 

development area. 
 
Number of Color Schemes within a Color Package 
 
• Single-family neighborhoods shall have nine schemes minimum. 
• Multi-family neighborhoods shall have three schemes minimum. 
• On single family neighborhoods, where there is an associated cost upgrade due to a masonry 

option, for example, all color schemes shall be designed to work with and without the upgrade. 
Roof Colors 
 
• Single family neighborhoods shall have at least six different roof colors.  The same roof color in 

a different profile may count for two colors. 
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• Multi-family neighborhoods shall have at least three different roof colors. 
 
Building Colors 
 
• Each color scheme shall contain a minimum of four different colors, not including the roof 

color.  Masonry may be substituted for one the required colors on those styles the allow it. 
 
Single family neighborhoods shall conform to the following criteria: 
 
• All primary field colors shall be discernibly different from each other. 
• No more than one third of the selected schemes may use the same fascia color. 
• No more than one third of the selected schemes may use the same trim color. 
• Each scheme shall have a different accent color. 
• Fascia and trim colors may be the same within a scheme. 
 
Multi-family neighborhoods shall conform to the following criteria: 
 
• All primary and secondary field colors shall be discernibly different from all other field colors. 
• All accent colors shall be different. 
• The same fascia color may be used throughout. 
• The same trim color may be used throughout. 
• Fascia and trim colors may be the same within a scheme. 
 
7.5  COLOR PLOTTING CRITERIA 
 
The two houses on either side of a specific lot and the three lots across from it must all use different 
color schemes than that specific lot.  This requirement applies to all detached neighborhoods. 
 
7.6  COLOR PACKAGE EVALUATION 
 
All schemes within a color package will be evaluated for harmonious color combinations, liberal 
use of the color and value ranges provided in the approved color palettes, and for compliance with 
the requirements of this section. 
 
7.7  COLOR PACKAGE SUBMITTAL 
 
See Section 9.4, Submittal Requirements, for materials and color submittal requirements.  Included 
with the submittal of the color and materials board(s) shall be all elevations, noted or color coded, 
indicating where fascia, trim, accent and any secondary field colors will be located.  All elevations, 
front, sides and rear, shall be shown.  Incomplete submittals will be returned. 
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SCHEDULE 1 

CRAFTSMAN COLOR PALETTE 
 

 
ROOF COLORS 
Approved Profile: Shake 
 
Monier Lifetile     American Heirloom – Shake 
Standard Shake      SHP 8705, Coastal Blend 
1SOCB3233, Brown Blend     SHP 8706, Cascade Blend 
1SOCB1430, Charcoal Blend     SHP 8707, Sierra Blend 
1SOCB1132, Charcoal Brown Blend  
1SOCB3156, Desert Breeze    Ponderosa – Standard Shake 
        5501, Oakwood 
Eagle Roofing Tile     5502, Arcadia 
Cityscapes – Shake     5504, New Cedar 
SCP 8801, New Orleans     5552, Canyon Gray 
SCP 8802, Nantucket     5557, Live Oak 
SCP 8803, Arlington 
SCP 8804, Hershey      Ponderosa– Shake Ranges 
        5678, Light Brown Range 
        5687, Gray Brown Range 
        5689, Brown Range 
 
 
 
FIELD COLORS – ICI Paint 
265 266 271 309 321 327 333 334 341 376 412 415 421 

422 428 463 460 461 480 483 485 527 597 631 688 691 

910 

 
FASCIA COLORS – ICI Paint 
196 197 198 257 262 305 321 356 361 401 415 418 456 

515 590 663 682 808 905 1036 1283 1676 1675 

 
ACCENT COLORS – ICI Paint 
122 164 197 198 262 1100 1132 1422 1423 1426 
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SCHEDULE 1 – CONT. 
CRAFTSMAN COLOR PALETTE 

 
MASONRY COLORS 
 
Eldorado Stone – Faux Stone (Allied Building Product’s) 
 
Style Type   Color       Grout Type 
Rustic Ledge:   Sequoia, Sawtooth, Cascade, Saddleback  Drystack 
Weather Edge:  Napa, Calistoga, Wisconsin    Std./Overgrout 
River Rock:   American Blend     Std./Overgrout 
Rustic Ledge W/ 
Country Rubble:  Cascade, Chateau, Tuscany    Std./Overgrout 

 
Cultured Stone – Faux Stone (Rinker Materials , Inc.) 
 
Style Type   Color       Grout Type 
Southern Ledge:  Walnut, Fog, Buck’s County    Drystack 
River Rock:   Lake Tahoe, Lakeshore    Std./Overgrout 
Weather Edge Ledge: Fox Valley, Wisconsin, Silverado   Std./Overgrout 
Dressed Fieldstone & 
Southernledge:  Rustic/Brandywine, Buck’s County/Buck’s County,  

Chardonnay/Chardonnay, Fog/Aspen   Std./Overgrout 
Dressed Fieldstone & 
Country Ledgestone: Caramel/Brandywine, Honey/Brandy,   Std./Overgrout 

Chardonnay/Chardonnay, Aspen/Aspen 
 
Robinson Rock – Natural Stone Thin Veneer(Rinker Materials , Inc.) 
 
Elk Horn, Coppercliff, Indian Summer, Cotswold, Kensington, Adirondack 
 
Robinson Brick - (Rinker Materials , Inc.) 
 
Designer Classics   New Traditions  
Cajun     Confetti 
Carbondale    Old Charleston 
Charleston    Old Chestnut 
Heritage 441    Old Delaware 
Stoneybrook    Old Georgetown 
Tularosa    Old Stoneybrook 
Waterlodge    Santarosa 
Heritage Antique   Mesquite 
Barnwood    Sonoma 
Old Chicago 
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SCHEDULE 2 

PRAIRIE RANCH  COLOR PALETTE 
 

ROOF COLORS 
Approved Profile: Slate 
 
MonierLifetile 
Standard Slate 
1STCS3233R, Brown Blend 
1STCS6464, California Mission Blend 
1STCS1132, Charcoal Brown Blend 
1STCS4598, Forest Green 
1STCS0026, Sandstorm 
 
Premium Slate 
1STCS3958, Smokey 
 
 
 
 
 

Eagle Roofing Tile 
Bel Air – Slate 
4502, Arcadia 
4553, Sandstone Flashed 
4576, Topanga 
 
Bel Air – Ranges 
4606, Vallejo Range 
4687, Gray Brown Range 
4689, Brown Range 
 
Bel Air - Blends 
4626, Rancho Cordova Blend 
4646, Sunset Blend 
4684, San Raphael Blend 
 

 
 
 
FIELD COLORS – ICI Paint 
265 321 327 365 369 370 371 376 380 381 415 416 434 

458 518 521 523 530 541 544 593 611 631 645 688 694 

791 831 830 

 
FASCIA COLORS – ICI Paint 
164 188 202 203 206 263 304 322 324 361 408 456 511 

576 578 579 684 686 719 791 903 982 984 1283 1332 1676 

 
ACCENT COLORS – ICI Paint 
60 160 161 163 401 902 1023 1100 1134 1178 1324 1384 1484
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SCHEDULE 2 – CONT. 

PRAIRIE RANCH COLOR PALETTE 

 
MASONRY COLORS  
 
Eldorado Stone – Faux Stone (Allied Building Products) 
 
Style Type   Color       Grout Type 
Mountain Ledge:  Smokey, China, Warm Springs, Copper,  

Sycamore, Buckskin     Drystack 
Stacked Stone:  Desert  Shadow, Slate Gray,  

Mountain Blend, Oakwood    Drystack 
Cliffstone:   Lantana, Mesquite, Ponderosa,  

Manzanita, Cambria     Drystack 
 

Cultured Stone – Faux Stone (Rinker Materials, Inc.) 
 
Style Type   Color       Grout Type 
Pro-Fit:   Gray, Shale, Autumn, Mojave, Platinum  Drystack 
Drystack Ledge:  Chardonnay, Cedar, Mist, Caramel   Drystack 
Country Ledgestone:  Eucalyptus, Chardonnay, Aspen, Caramel,  
    Buck’s County, Shale, Mojave    Drystack/Std./ 
           Overgrout 
 
Robinson Rock  – Natural Stone Thin Veneer (Rinker Materials, Inc.) 
 
Rosa, Sierra, Regatta, Mesa Ridge, Arrowhead, Sand Dune 
 
Robinson Brick – (Rinker Materials, Inc.) 
 
Designer Classics 
Brimstone 
Cajun 
Cardondale 
Charleston 
Chestnut 
Thundercloud 
Waterlodge 
Barnwood 
Heritage Antique 
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SCHEDULE 3 

SPANISH COLONIAL COLOR PALETTE 
 
ROOF COLORS 
Approved Profiles: Barrel, “S” and low profile “S” tile 
 
MonierLifetile 
Espana - Standard Color-Thru 
1ESCS6160, Autumn Blend 
1ESCS6464, California Mission Blend 
1ESCS6676, Desert Sunset 
1ESCS6142, Rio Grande Blend 
1ESCS0026, Sandstorm 
1ESCS6100, Terra Cotta 
 
Espana – Premium Color-Thru 
1ESCS3940, Cliffside 
1ESCS0939, Toast 
 
Villa – Standard Color-Thru 
1VICS6464, California Mission Blend 
1VICS6169, Casa Grande Blend 
1VICI0024, Desert Sage 
1VICI7221, Redwood Blend 
 

Eagle Roofing Tile 
Camino Real – Premium 
SMC8401, San Miguel 
SMC8402, Mission Santa Cruz 
SMC8403, Mission Santa Barbara 
SMC8404, Mission San Juan 
SMC8645b, Mission San Diego Brushed 
SMC8807b, Mission Carmel Brushed 
 
Cityscapes – Premium 
SCC 8807, Monterey 
 
American Heirloom – Premium 
SHC 8708, Del Oro Blend  
SHC8709, El Morado Blend 
SHC 8710, Ladera Blend 
SHC 8711, Puesta Del Sol Blend 
 
Capistrano – Standard Integrals 
3520, Weathered Terracotta Flashed 
3522, Terracotta Flashed 
3553, Sandstone Flashed 
3576, Topanga 
 
Capistrano - Blends 
3605, San Benito Blend 
3645, Sunrise Blend 
3646, Sunset Blend 
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SCHEDULE 3 – CONT. 

SPANISH COLONIAL COLOR PALETTE 
 
FIELD COLORS - ICI Paint 
266 323 324 328 329 334 335 367 370 371 378 388 415 

421 422 423 429 436 437 479 485 527 533 541 547 552 

560 672 

 
FASCIA COLORS - ICI Paint 
196 198 200 202 204 263 265 304 314 319 321 322 356 

365 401 408 1036 1104 1327 1332 1677 

 
ACCENT COLORS - ICI Paint 
122 163 167 197 198 205 1141 1179 1235 1289 1385 1386 1388 
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SCHEDULE 4 
COUNTRY EUROPEAN  COLOR PALETTE 

 
ROOF COLORS 
Approved Profiles: Slate 
 
MonierLifetile      Cityscapes – Premium 
Standard Color - Slate     SCB8801, New Orleans 
1STCS3233, Brown Blend     SCB8802, Nantucket 
1STCS1132, Charcoal Brown Blend    SCB8805, Seattle 
1STCS4598, Forest Green 
1STCS5037, Natural Marble     Bel Air – Standard 
1STCS3374, Earth Brown    4548, Palo Verde 
 
Premium - Slate      Bel Air – Ranges 
1STCS3958, Smokey     4687, Gray Brown Range 

4689, Brown Range 
Eagle Roofing Tile     4606, Vallejo Range 
American Heirloom - Premium 
SHE8702, Rutland Blend     Bel Air - Blends 
SHE8714, Esmont Blend    4602, Concord Blend 
SHE8715, Roanoke Blend    4626, Rancho Cordova Blend 
SHE9701, Vermont Variegated Blend  4634, Kings Canyon Blend 

4684, San Raphael Blend
 
 
FIELD COLORS – ICI Paint 
 
208 211 225 271 327 334 378 381 386 393 418 421 431 

436 468 469 479 484 485 523 533 537 545 556 598 629 

651 745 749 756 
 
FASCIA COLORS – ICI Paint 

161 188 202 203 265 266 321 324 450 460 523 561 567 

585 663 681 903 905 909 1104 1333 1427 1586 

 

ACCENT COLORS – ICI Paint 

21 22 122 126 198 981 1134 1141 1179 1235 1325 1385 1459 

1526 1527 1528 1549 1595
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SCHEDULE 4 – CONT. 

COUNTRY EUROPEAN COLOR PALETTE 
 

MASONRY COLORS  
 
Eldorado Stone – Faux Stone (Allied Building Materials) 
 
Style Type   Color       Grout Type 
Rustic Ledge:   Cascade, Saddleback, Sawtooth   Drystack 
Field Ledge:   Meseta, Andante, Umbria,     Overgrout 
Limestone:   York, San Marino, Savannah    Overgrout 
 
Cultured Stone – Faux Stone (Rinker Materials, Inc.) 
 
Style Type   Color       Grout Type 
Country Ledgestone: Chardonnay, Aspen, Mojave, White Oak,   Overgrout/Std.  

Eucalyptus, Buck’s County, Shale 
Old Country Fieldstone: Chardonnay, Romana, Riviera, Piedmont  Overgrout/Std. 
Dressed Fieldstone: Aspen, Cedar      Overgrout 
Country Ledgestone & 
Dressed Fieldstone: Chardonnay & Chardonnay, Aspen & Aspen  Overgrout 
European Castle Stone: Buck’s County, Chardonnay    Overgrout/Std. 
 
Robinson Rock – Natural Stone Thin Veneer (Rinker Materials, Inc.) 
 
Canterbury 
Tuscany 
Grey Castle 
Seabed 
Cotswold 
Irish Barn 
 
Imexware – Natural Thin Veneer Marble, Split face (www.imexware.com  702-558-7774) 
 
Battic 
Browny 
Oyster Grey 
Pearl 
Sand Beige 
Almond 
Cape Cod Gray  
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SCHEDULE 5 

TUSCANY COLOR PALETTE 
 

 
ROOF COLORS 
Approved Profiles: Barrel, “S” and low profile “S” tiles  
 
MonierLifetile 
Espana Standard Color-Thru 
1ESCS6160, Autumn Blend 
1ESCS6464, California Mission Blend 
1ESCS6142, Rio Grande Blend 
1ESCS6676, Desert Sunset 
1ESCS7185, Washed Gold 
 
Espana Premium Color-Thru 
1ESCS3940, Cliffside 
1ESCS0939, Toast 
 
Villa – Standard Color-Thru 
1VICS6464, California Mission Blend 
1VICS6169, Casa Grande Blend 
1VICS0024, Desert Sage 
1VICS7221, Redwood Blend 
 

Eagle Roofing Tile 
Camino Real – Premium 
SMC8402, Mission Santa Cruz 
SMC8403, Mission Santa Barbara 
SMC8645, Mission San Diego 
SMC8807, Mission Carmel 
 
American Heirloom – Premium 
SHC 8708, Del Oro Blend 
SHC 8709, El Morado Blend 
SHC 8710, Ladera Blend 
SHC 8711, Puesta Del Sol Blend 
 
Capistrano – Standard Integrals 
3520, Weathered Terracotta Flashed 
3522, Terracotta Flashed 
3530, Weathered Adobe 
3576, Topanga 
 
Capistrano - Blends 
3605, San Benito Blend 
3645, Sunrise Blend 
3646, Sunset Blend 
 
Malibu – Standard Integrals 
2520, Weathered Terracotta Flashed 
2522, Terracotta Flashed 
2549, Santa Paula 
2553, Sandstone Flashed 
2576, Topanga 
 
Malibu Blends -  
2646, Sunset Blend 
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SCHEDULE 5 – CONT. 

TUSCANY COLOR PALETTE 
 
FIELD COLORS - ICI Paint 
320 322 323 325 335 364 366 371 414 420 421 424 437 

462 463 469 479 524 530 535 538 541 542 547 550 552 

610 

 
FASCIA COLORS - ICI Paint 
198 263 305 306 321 353 355 356 361 408 410 412 450 

512 515 579 585 682 691 905 982 

 
ACCENT COLORS - ICI Paint 
196 262 352 456 578 829 902 903 909 942 945 981 1386 

1389 1527 1530 

 
MASONRY COLORS  
 
Eldorado Stone – Faux Stone (Allied Building Materials) 
 
Style Type  Color        Grout Type 
Fieldledge:  Meseta, Veneto, Andante, Umbria    Overgrout 
Hillstone:  Lucero, Milano, Bergamo, Verona    Overgrout 
Limestone:  York, Savannah, Castillo, Shilo    Overgrout 
Cliffstone:  Lantana, Mesquite, Manzanita, Cambria   Drystack 
 
Cultured Stone – Faux Stone (Rinker Materials, Inc.) 
 
Style Type  Color        Grout Type 
Old Country  
Fieldstone:  Chardonnay, Riviera, Romana, Piedmont   Overgrout/Std. 
 
Robinson Rock – Natural Stone Thin Veneer (Rinker Materials, Inc.) 
 
Tuscany  Elk Horn 
Seabed   Coppercliff 
Kensington  Indian Summer 
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8.1 INTRODUCTION 
 

ommercial parcels within Cliff’s Edge shall be designed to complement the community 
identity and character envisioned for the overall master plan. This will be accomplished 

through the establishment of site planning, architectural and landscape design guidelines that 
reinforce the community theme.  
 
8.1.1 GENERAL 
 
The master developer can enforce more restrictive standards.*  
 
8.2 SITE PLANNING GUIDELINES 
 
In addition to providing for the immediate retail needs of residents and visitors of Cliff’s Edge, 
the commercial centers should serve as a community “gathering place”, through the use of 
pedestrian friendly features that encourage shoppers to stop and linger while enjoying a cup of 
coffee, reading the newspaper, or interacting with their neighbors in a pleasant environment. 
 
Such spaces may be created through the use of shaded plazas and courtyards, trees, umbrellas, 
fountains, seating areas with tables, benches and chairs, interesting details and textures such as 
special paving, lighting fixtures, banners and flags, etc. 
8.2.1 DEVELOPMENT STANDARDS  
  
SETBACK CRITERIA  
• From Master Plan Arterial to Building 20’ 
• From Master Plan Collector to Building 15’ 
• From Adjacent Parcel PL to Building 1 15’ 
  
• From Master Plan Arterial to Parking 10’ 
• From Master Plan Collector to Parking 6’ 
• From Adjacent Parcel PL to Parking 6’ 
  
SITE COVERAGE  
Maximum building coverage on a commercial  
parcel 

50% 

  
PARKING  
Minimum number of parking spaces 1 space per 250 square feet of gross leasable 

area, except for those uses specifically listed in 
the Las Vegas Municipal Code, Section 
19.10.010, which shall prevail. 

1. Subject to the Residential Adjacency requirements in the Las Vegas Municipal Code, Section 
19.08.060. 
 

C 

* Revision approved by City Council on April 4, 2007. MOD-19114 
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8.2.2 SITE ELEMENTS 
 
Service Areas 
 
Service areas (including storage, equipment maintenance and loading areas) are to be screened 
with landscaping and/or architectural elements so that, as much as possible, they are not visible 
from adjacent buildings and streets. Furthermore, service areas shall be positioned so that service 
vehicle activities do not disrupt the efficient flow of traffic. All loading and or servicing must 
occur entirely on-site; off-site service vehicle loading shall not be permitted. 
 
Utility equipment and communication devices located on the ground must also be screened with 
landscape, decorative walls or other architectural elements in accordance with the approved 
materials palette, subject to review by the DRC. Architectural screening devices shall use 
materials and finishes consistent with those of the adjacent buildings and storage areas. 
 
All outdoor areas of refuse collection must be contained by a solid perimeter wall with an opaque 
metal gate, providing visual screening. Materials and finishes for this enclosure must comply 
with those specificed in Section 8.3.3 of this document. Refuse collection areas shall be designed 
to contain all refuse generated on-site and deposited between collections. Refuse collection areas 
should be designed and located within the individual properties or parcels so as to be convenient 
for depositing refuse generated on-site as well as to provide clear and convenient access for 
refuse collection vehicles, thereby minimizing wear-and-tear to on-site and off-site 
developments. Refuse receptacles may require compaction or self-sanitizing devices depending 
on the type and quantity of refuse generated by the occupants and use of the site. All refuse areas 
are to be kept clean, dry and free of odor. All “wet-type” refuse containers shall be designed to 
prevent leakage of liquids onto the property. The number and size for individual service areas 
shall be evaluated per building type and site at the time of submittal for design review by the 
DRC. 
 
Site Utilities And Electrical Equipment 
 
Wherever possible, exterior electrical equipment and transformers are to be hidden from view, 
particularly in areas of prime exposure such as streets, main entry drives, adjacent buildings and 
common areas (in conformance with utility requirements). To the extent permitted by the utility 
company or other relevant entity, transformers, utility boxes and risers that may be visible from 
any primary visual exposure area shall be screened with a solid (non-combustible) enclosure 
similar to that prescribed for refuse collection areas. Whenever possible, it is recommended that 
refuse containers and transformers be integrated into the same enclosure and that utilities be 
grouped together. Exterior-mounted electrical, building-mounted equipment shall not be 
permitted unless it is screened from public view. 
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Site Mechanical Equipment 
 
All exterior components of heating, cooling and ventilation systems shall be hidden from view 
within the lot or from adjoining streets, lots and buildings. In the case of roof mounted 
mechanical equipment, building parapets shall be of such a height that roof mounted screening 
devices not be required. If building parapets do not provide the required screening, mechanical 
equipment shall be screened by an unobtrusive screening device that will appear as an integral 
part of the overall architectural design, constructed of complementary and durable materials and 
finished in a texture and color scheme complementary to the overall architectural design, subject 
to the review and approval of the DRC. 
 
Grading and Drainage 
 
Site grading shall provide adequate storm water run-off capability. Drainage systems shall be 
designed in accordance with the owners site engineering and hydrology study so as to maintain 
all-weather vehicular access on public streets, drives and in parking aras. Finish floor elevations 
shall be set according to applicable federal and local flood requirements. Site grading design 
should cause all water to drain away from buildings and shall complement and reinforce the 
architectural and landscape design character by helping to screen parking, loading and services 
areas while providing reasonable grade transitions contributing to the efficiency of on-site and 
off-site movement systems. Grade transition between lots shall be smooth. When grading is in 
public view, smooth slope transitions between grade changes shall be created. Retaining walls, 
garden walls and other such site features constructed immediately adjacent to or connecting with 
a building, must b constructed of a material that visually matches the exterior building or that is 
an integral material in the landscape. Retaining walls shall not exceed 3.5 feet in height. Grade 
changes that require retaining walls in excess of 6 feet must be terraced with a minimum three-
foot separation between each wall. All retaining walls, however, must receive prior approval by 
the DRC. 
 
Perimeter Walls 
 
Decorative perimeter or retaining walls shall be constructed of approved building materials as 
outlined in the Entry and Wall section of this Design guideline document. (Section 6). In addition, 
freestanding walls shall be designed as an integral part of the architecture, complementing color, 
form and material of adjacent building and shall not abruptly encounter concrete curbs or sidewalk. 
No chain link or extensions  or additions at the top of any retaining or perimeter walls shall be 
permitted. 
 
8.3  ARCHITECTURAL GUIDELINES 
 
The architecture of commercial buildings shall complement the overall community image 
envisioned for Cliff’s Edge. The underlying intent is to allow for a variety of building sizes, 
types and uses to exist within each project while providing sufficient architectural direction to 
ensure a unified, cohesive development throughout the project. In all cases the Master Developer 
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reserves the right to approve deviations from the standards outlined herein if found to be in 
keeping with the original intent of this document. 
 
8.3.1  BUILDING FORM AND MASS 
 
Building forms shall be simple and well-proportioned resulting in a balanced composition of 
elements. A layering of planes and volumes shall provide a rhythm of dynamic building 
shadows. Free-standing structures should maintain these principles of form as well, in order to 
complement rather than unduly contrast with adjacent buildings. Proper attention should be 
given to the detail of building caps, providing shadow lines suggestive of a cornice element 
where appropriate to the architectural style of the building. 
 
8.3.2  BUILDING HEIGHT 
 
Building heights should be varied to provide visual interest to the commercial centers within 
Cliff’s Edge. Tower elements or other prominent building features should be used to accentuate 
key elements such as building entries, and pedestrian nodes, plazas or courtyards. 
 
Refer to  the City of Las Vegas Municipal Code for maximum building heights. It is the 
responsibility of the parcel owner to be aware of any special conditions pertaining to a site and 
any height restrictions as a result of adjacencies, conditions of approval, Master Plan overlays, or 
development codes of the governing jurisdiction. 
 
8.3.3  BUILDING MATERIALS 
 
A unified appearance to a commercial site shall be accomplished through a consistent palette of 
materials used throughout a project. Painted stucco surfaces shall be of a light sand or smooth 
finish. All stucco surface finishes shall be subject to review and approval by the DDRC prior to 
construction. Accent materials should also be used to introduce a variety of textures and scales. 
 
Acceptable building materials are as follows: 
 

• Painted stucco walls 
• Split face C.M.U. 
• Honed C.M.U. 
• Concrete Roof Tile 
• Slate, Stone or Brick Accents 
• Painted Metal (accent material) 
• Glazing, Glass (see note) 

 
*Concrete block and manufacturer shall be reviewed and approved by the DRC prior to product 
specification 
Note:  Highly reflective glass shall not be permitted. 
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8.3.4  ROOF FORM 
 
Roof form and materials must be integrated with the overall character of the development. 
Although most of the roof area of commercial buildings may be flat, visible elevations should be 
treated with sloping roof elements, including hips or gable forms to provide articulation and 
visual interest to the roofscape when viewed from eye level.  
 
Roof material should always be concrete tile, unless it is a built-up flat roof screened by a 
parapet. 
 
All roof mounted mechanical equipment must be screened by parapets or other building 
elements. Add-on screens, mansards or penthouses are not allowed. 
 
8.3.5  COLOR  
 
Refer to Section 7 for colors. 
 
8.3.6  EXTERIOR SPACES 
 
The local climate provides a comfortable outdoor environment for much of the year. Therefore, it 
is expected that habitable exterior spaces will be part of the design of each building (patios, 
courtyards, terraces, etc.). Pedestrian walkways should be of a material and pattern that will 
enhance the building design, as well as prevent cracks and breakage. Covered areas should be 
provided as sun shading for both people and structure. They may be extensions of the building, 
free-standing elements or landscaping (awnings, trellises, canopies, trees). 
 
8.4  LIGHTING 
 
The following lighting standards have been developed to ensure that lighting shall provide safety 
while appropriately illuminating any given space within the project, whether it be automobile 
parking, pedestrian walkway, outdoor activity, service area or otherwise. Lighting will be of a 
level adequate to provide ease of circulation throughout the site during the evening hours for 
both auto and pedestrian traffic. Architectural lighting of the landscape, walks, buildings, signage 
and other pedestrian oriented features is intended to be incandescent, warm tone color and of a 
low foot-candle level. 
 
8.4.1  ILLUMINATION CRITERIA FOR PUBLIC PLACES 
 
Foot candle levels shall conform with the lighting codes applicable to the governing jurisdiction 
in accordance with the specific project location and shall be applied to all public streets, parking 
lots or walkways throughout the development which will ensure a consistent pattern for safety 
and illumination throughout the project. 
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8.4.2  GENERAL REGULATIONS 
 
Lighting Hierarchy 
 
There is a basic hierarchy of lighting intended for the commercial parcels. Higher lighting levels, 
taller light standards and the use of metal halide shall be permitted within parking lots (not to 
exceed 35’). Internal drives shall be lined by shorter light standards (not to exceed 20’) and 
architectural, accent light standards shall be used around entry signage (not to exceed 16’).  
 
Nuisance Lighting 
 
Light sources in one place shall not become a nuisance for adjacent areas. All fixtures shall be 
glare shielded, low angle cut-off and shall contain the minimum foot-candle power or wattage 
that is needed to illuminate the target areas only. Lighting in any one place may not intrude into 
another in such fashion as to diminish the intent or mod of the lighting in that other place. 
 
Fixtures 
 
All architectural light fixtures and standards (bollard, sconces or other wise) shall be of a 
consistent character within each project.  Style and finish of all parking and street light standards 
shall be in accordance with the specified fixtures outlined in this document. Furthermore, site 
lighting elements shall be used to provide visual accent and drama, reinforcing the architectural 
design concepts. 
 
8.4.3  SECURITY LIGHTING FOR BUILDING EXTERIORS 
 
Large area floodlights or standard dawn to dusk lights are not permitted. Spotlights highlighting 
areas may not be mounted above 15’ from ground level (from the base of the fixture) and must 
be pointed towards the ground. Roof mounted spotlights are not permitted. Ground mounted 
spotlights or floodlights may be used providing they point toward the building and do not spill 
over into adjacent areas; cut-off shielding must be installed when necessary. All entrances and 
exits shall be illuminated to the required foot-candle requirement specified by current codes and 
requirements; entrances may be highlighted with architectural accent lighting. 
 
8.4.4  PARKING LOT LIGHTING 
 
The maximum height of parking lot light fixtures, measured from the base of the light standard 
to the top of the standard or fixture, shall not exceed 35’ above ground level, measured from 
finish grade or finish pavement at the base of the light standard. All parking lots shall be  lighted 
from the interior and/or at the edge of the parking lot and directed to the lot. Building mounted 
parking lot lighting shall not be permitted. 
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8.5  LANDSCAPE STANDARDS 
 
The objective of the landscape architectural design criteria is to establish a pleasant and attractive 
landscape framework for the development, while reinforcing the overall community image of 
Cliff’s Edge. This framework will help provide design continuity and establish an identifiable 
visual character that enhances the development image and value of each parcel. 
 
8.5.1  SAFETY 
 
Locate plant material to ensure no visual encroachment into safe traffic sight lines while 
maintaining visibility of signage. In addition, hazards to pedestrians or traffic created by plant 
litter, overhanging branches, thorns, etc., must be held to a minimum and shall maintain a 
minimum vertical clearance of 15’ between the street surface and overhanging trees. All 
landscaping shall comply with AASHYO site distances and safety guidelines. 
 
8.5.2  GENERAL LANDSCAPE AREAS 
 
General landscape areas are those outdoor spaces within a project site that are not specifically 
related to parking lots. They include parcel entries, pedestrian plazas, landscaped areas around 
buildings, and perimeter buffer areas. Guidelines for each type of area are listed below. 
 
Parcel landscape should be accentuated with dense, cohesive planting schemes that form an 
attractive landscape statement. Planting theme can be informal or formal, but emphasis should be 
on strong groupings of similar plants rather than on many different species used in small 
quantities. Use of colorful plantings or flowering groundcovers, shrubs and/or trees is strongly 
encouraged.  
 
Minimum sizes for plants is: 
 

• Groundcovers:   1 Gallon 
• Shrubs:   5 Gallons 
• Trees:    36” Box 

 
Pedestrian Plazas 
 
Pedestrian plazas should be improved with plants that are colorful, fragrant and enhance user 
comfort, such as shade trees and evergreen buffers that block the wind or screen undesirable 
views. Plaza areas should be further defined with high quality site amenities, such as special 
paving, site furnishings, low water use fountains, seat walls, bollards, etc.  
 
Landscape Areas Around Buildings 
 
All land not covered by structures or developed as parking shall be landscaped with a minimum 
of 12% total landscape coverage of the site. Hardscape may be included within this coverage 



Section 8 COMMERCIAL DESIGN GUIDELINES 
 
 

 
CLIFF’S EDGE  
Design Guidelines 
September 19, 2007 

8-8 

 

provided that it reinforces the landscape theme. Of this 12% landscape coverage requirement, a 
maximum of 33% may be in the form of non-organic material and hardscape. All proposed plans 
must be submitted to, reviewed and approved by the DRC. 
 
Perimeter Buffer Areas 
 
In all areas where the project adjoins residential parcels, a landscape buffer shall be installed. 
This buffer shall conform with the buffering requirements set forth by the governing jurisdiction. 
All plant materials shall be evergreen and be selected from the approved plant list for screening. 
 
8.5.3  PARKING LOTS 
 
Use of large conical shaped trees is required within parking lots and around its perimeter to 
maximize shading of automobiles without obstructing views to signage. Planting fingers and 
medians shall be planted with the following minimum quantities: 
 

• Single stall size planting area 
(Minimum 1 planting area for every six parking spaces): 

 
• Groundcover Four 1 Gallon Plants 
• Shrubs  Three 5 Gallon Plants 
• Trees  One 24” Box 

 
• Double stall size planting area  

(Required at ends of parking bays) 
 

• Groundcover Eight 1 Gallon Plants 
• Shrubs  Six 5 Gallon Plants 
• Trees  Two 24” Box 

 
• Landscape medians between parking bays: 

 
• Groundcover 1 Gallon spaced to provide full coverage 
• Shrubs  5 Gallon shrubs optional 
• Trees  One 24” Box at max 36’ on center 

 
8.5.4  LANDSCAPE GRADING AND DRAINAGE 
 
The following guidelines shall be employed in the preparation of grading and drainage plans: 
 

• Minimize the visual impact of grading for drainage by keeping slopes to a minimum 
• Maximize aesthetic berming in order to add depth to the landscape with relief of flatness 
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• Create smooth transitions between parcel development and the street and adjacent 
parcels. 

• Use planting and retaining walls to minimize the visual impact of grading.  
 
Maximum and minimum slopes in planting areas are as follows: 
 

• Turf:     Max 4:1 min 1% for positive drainage 
• Shrub and groundcover areas:  Max 3:1 min 1.5% for positive drainage 

 
All grading and drainage work must be done in accordance with the Storm Drainage Standards of 
the governing jurisdiction and with the owners hydrology and site engineering plans. 
 
8.5.5  LANDSCAPE AREA SPECIFICATIONS 
 
Unless otherwise stated, the minimum plant sizes are as follows: 
 

• Groundcover 1 Gallon 
• Shrubs  5 Gallons 
• Trees  24” Box 

 
The relationship of plant height, width and caliper to the container size shall meet the latest 
edition of the American Standard for Nursery Stock, released by the American Association of 
Nurserymen. All plant material shall be free of disease, of good habit and representing the best 
quality of their species. 
 
All landscape maintenance shall be performed by the same contractor throughout the 
development, enhancing continuity in appearance. Landscape areas shall be maintained in good 
condition at all times, including regular pruning of trees and shrubs, fertilizing, watering, 
removal of dead plants or part of plants, replacement of plants and regular removal of debris and 
trash.. 
 
Mineral build up in the soil may be a threat to vigorous growth in certain species of plants. 
Several samples should be taken from on-site soil locations where planting is proposed for lab 
analysis and amendment recommendations. Mitigation and amendment recommendations should 
be followed to ensure sustainable plant growth. 
 
Parcel developers shall select plants from the approved plant list. Use of plant that are not on the 
list is subject to DRC approval. 
 
8.5.6  IRRIGATION 
 
The objective for irrigation design is to create water management systems that are cost effective, 
durable, water efficient and low maintenance. Automatic underground irrigation systems are 
required for all landscape areas. Specific irrigation requirements are as follows: 
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8.5.7 SITE AMENITIES 

 
Site amenities include various elements used outdoors to create a unified look of quality and to 
provide a comfortable setting for outdoor activities. Site amenities used in individual parcels 
must be visually compatible with the overall project design scheme and with the site architecture. 
This will help maintain continuity and a high level of quality throughout the development’s 
public and private outdoor settings. 
 
Amenities include, but are not restricted to paving, signs, public phones, trash receptacles, 
benches, light fixtures, bollards, tree grates, etc. All walks, curbs, handicap access ramps shall 
conform with all applicable laws, codes and ordinances. Design of walks shall include 
“highlight” paving textures and colors to match the base palette. 
 
8.5.8 APPROVED PLANT PALETTE 
 

Refer to Section 5.2.1 
 
8.5.9  PROHIBITED PLANT LIST 
 

Refer to Section 5.2.2 
 
8.6 SIGNAGE 
 
The purpose of this Signage Criteria is to ensure visual coordination in exterior signage without 
denying individual expression or special identification through signage. 
 
The criteria set forth herein is established to facilitate orderly sign development and the 
Developer may, in its sole discretion, add, delete or change this Signage Criteria provided, 
however, that no such addition, deletion or change shall affect any written approval delivered 
prior to the effective date of the revision, nor shall it be effective until approved by the City of 
Las Vegas. 
 
8.6.1 SIGN CLASSIFICATIONS & REGULATIONS 
 
1. Free Standing Project Identification Signs:  These signs are free-standing pylon structures with 

the intent to advertise retail centers. 
 
2. Monument Signs:  These signs are ground mounted signs used to identify business names 

and tenants. 
 
3. Internal Directional Signs:  These signs are used to give directions to traffic or pedestrians or 

to give instructions as to special conditions. 
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4. Real Estate Signs:  This is a temporary sign advertising future development, use or 

availability for sale or lease of a specific lot or building, or listing the name or names of 
future owner or the identification of the business. 

 
5. Wall Signs:  This is a sign displayed upon or against the wall or parapet of a structure where 

the exposed face of the sign is in the plane parallel to the plane of the wall and extends not 
more than five inches (5”) from the face of the wall. 

 
6. Window Signs:  Glass areas of storefronts, offices and sales offices may contain graphics, 

logos, name, address, hours of operation and entrance/exit information only. 
 
7. Marquee/Special Signs:  Marquees, changeable copy or otherwise special signs are 

permitted only for an owner/tenant of special character, provided same are approved in 
writing by the owner. 

 
8.6.2 SIGN AREA MEASUREMENTS 
 
The sign area shall be subject to the City of Las Vegas sign code in Title 19, Zoning, Section 
19.14.(F). 
 
8.6.3 SIGN TYPE 
 
Refer to 8.6.1 
 
8.6.4 GENERAL REGULATIONS 
 
1. Building Mounts:  All signs attached to buildings shall be flush mounted or meet the 

Projecting Sign requirements.  No signs are permitted on building mechanical penthouses. 
 
2. Prohibited Signs:  The following types of signs are prohibited: (i) mobile, A-frame and 

portable signs; (ii) signs which emit noise via artificial devices; and (iii) signs which 
produce odor, smoke, fire or other such emission. 

 
3. Exemptions:  The following signs are exempted from these criteria: (i) official government 

notices posted by government offices in the performance of their duties  to control traffic or 
to provide warning; (ii) temporary decorations or displays which are clearly incidental to 
and are customarily associated with any national, local or religious holiday or celebration; 
(iii) temporary or permanent signs erected by a public utility company construction 
company to warn of dangerous or hazardous conditions; (iv) street address numbers; (v) 
commemorative tablets made an integral part of the structure; and (vi) government flags 
which do not exceed one hundred (100) square feet in area and forty (40) feet in height. 
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4. Typeface:  The typeface and graphics of all signs must be easily read and be in scale with the 
architectural design of the building, wall or sign on which the typeface and graphics are 
mounted.  Approval of typeface and graphics in this regard shall be by the Architectural 
Review Committee (ARC). 

 
5. Messages:  Sign messages are limited to business name, generic product information, logo, 

entrance and exit directions and, in case of financial institutions and food service drive-
through facilities, detailed product information and pricing menu boards.  

 
6. Materials:  All signs should be made of durable, hard and long-lasting materials designed to 

be in character with the architecture of the Center.  Screws, nails and fasteners must be made 
of non-corrosive material, deemed compatible by the ARC. 

 
7. Safety:  No sign shall be permitted which is structurally unsafe or constitutes a hazard to 

safety or health by reason of design, construction, installation, inadequate maintenance or 
dilapidation.  Signs which create an unsafe visual distraction, physical barrier or obstruct the 
view of motor vehicle operators or pedestrians shall not be permitted. 

 
If a non-customer door is required for receiving merchandise, merchant’s name and address may 
be applied to the door, provided the numbers and/or letters shall be black and no more than three 
inches (3”) high and the top of the numbers and/or letters shall be three feet (3’) below the top of 
the door on which they are applied. 
 
If required by the U. S. Post Office, street address numbers may be placed upon the main 
entrance to the premises, but size, type, color and location of numbers shall be determined by the 
Developer. 
 
8.6.5 BUILDING OWNER/TENANT RESPONSIBILITIES 
 
1. Each owner/tenant, prior to applying to the City of Las Vegas for permits and prior to 

fabrication, shall submit to the ARC or his agent for approval, at least three (3)  copies of 
detailed drawings indicating the location, size, layout, design and color of the proposed sign, 
including all lettering, locations, and graphics. 

 
2. All signs shall be reviewed by the ARC or his agent for conformance with this criteria and 

overall design quality.  Approval or disapproval of sign submittals based on aesthetics, 
design, or location shall remain the sole right of the ARC.  No signs shall be fabricated or 
installed until such approval has been granted in writing by Developer.  Any installed non-
conforming or unapproved sign must be brought into conformance by and at the expense of 
the owner/tenant within ten (10) days after notification by ARC. 

 
3. All permits for signs and installation thereof shall be obtained by the owner/tenant or his 

representative.  The expense of fabrication and installation of all signs, including permits, 
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shall be the responsibility of the owner/tenant, who shall also be responsible for compliance 
with all applicable codes and with these criteria. 

 
4. Owner/tenant shall install all required signs no later than thirty (30) days following the date 

owner/tenant opens his shop for business. 
 
5. Owner/tenant shall be responsible for the manufacture, complete installation and 

maintenance of all signs. 
 
6. Owner/tenant shall be fully responsible for the option and compliance of owner/tenant sign 

contractors. 
 
7. Owner/tenant sign contractor shall repair any damage to any portion of the structure and 

finish caused by his work. 
 
8. All penetrations of the building structure required for sign installation shall be sealed in a 

watertight condition and shall be patched to match adjacent finish. 
 
9. All signs installed by owner/tenant shall be maintained by owner/tenant like new condition 

and working order.  ARC shall not be responsible for any damages to owner/tenant signs, 
regardless of source, unless said damage was the direct results of the developer or 
developer’s agents’ actions. 

 
8.6.6 SIGN CONTRACTOR 
 
1. All fabrication and installation to be done by a properly licensed electrical sign contractor. 
 
2. Sign contractor shall carry Workmen’s Compensation and Public Liability Insurance against 

all damage suffered or done to any all persons and/or property while engaged in construction 
or erection of signs in the amount of $1,000,000.  Sign contractor shall furnish evidence of 
said insurance to ARC prior to fabrication or installation. 

 
3. Owner/tenant sign contractor shall completely install and connect sign display.  Sign 

contractor is responsible for inspecting and accepting all existing conditions.  If electrical 
power is required, then sign contractor must inform owner/tenant. 

 
4. Owner/tenant’s sign contractor understands and agrees that the owner/tenant is solely 

responsible for payments of any kind to the sign contractor, and further agrees not to make 
any claim or lien against the ARC for non-payment. 

 
5. For quality and consistency of this criteria, DRC suggests the use of: 

Young Electric Sign Company 
5119 S. Cameron Street 
Las Vegas, Nevada  89118 
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702-876-8080 
Rich Hinshaw 

 
8.6.7 FABRICATION & GENERAL CONSTRUCTION REQUIREMENTS 
 
1. Sign fabrication and construction requirements will be based on the sign classification 

supported with manufacturer’s design prints.  No fabrication of any signage will be allowed 
without DRC’s written approval.  This master sign plan will be amended in the future to 
include: 

 
 a. A development site plan showing sign locations of the various sign types. 
 
 b. Design prints on each sign type showing construction call outs and sizes. 
 
 c. Building elevations showing allowed wall sign area, construction call outs and method 

of attachments. 
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9.1 INTRODUCTION 
 

he Master Developer shall administer all project submittals and approvals for development 
within Cliff’s Edge with regard to the implementation of the Design Guidelines.  The procedure 

described below shall be used to administer the implementation process.  The Master Developer 
will enter into a development agreement with the city requiring the implementation process. 
 
As an expression of the Master Developer's vision for Cliff’s Edge, the Design Guidelines are 
intended to provide builders, architects, civil engineers, and others an overall direction in the design 
process.  The criteria contained within the Design Guidelines provides examples of ways in which 
the vision can be achieved, however, the Master Developer strongly encourages creativity, 
innovation, and variety throughout Cliff’s Edge.  Builders may propose other design solutions to 
project development, as long as the overall intent of the community vision and Design Guidelines is 
achieved. 
 
All project submittals, whether designed in strict accordance with the design criteria contained 
herein or with other design solutions not specifically addressed in the Design Guidelines, will be 
reviewed by the Master Developer to ensure that all projects achieve the goals and objectives of the 
Master Developer's vision as expressed throughout the Design Guidelines document. 
 
9.2 IMPROVEMENTS REQUIRING REVIEW 
 
All parcel improvements by the builder will require review and approval by the Master Developer.  
Improvements requiring review include but are not limited to commercial and residential product 
including new construction, remodels, landscape, signage, and amenities such as parks, open play 
areas or community facilities and ancillary structures.   
 
The Master Developer has the sole responsibility to enforce the Design Guidelines for Low 
Density Residential, Medium Low Density Residential and Residential Small Lot developments.  
The Master Developer shall review those developments and report to the City of Las Vegas prior 
to the City processing any building permit or subdivision map applications. 
 
The City and the Master Developer have joint responsibility to enforce the Design Guidelines 
with respect to Medium Density Residential and Village Commercial developments.  These 
developments shall be reviewed first by the Master Developer, then by the City in accordance 
with the procedure set forth in the Development Agreement between the City and the Master 
Developer. 
 
9.3 DESIGN REVIEW COMMITTEE 
 
The Master Developer shall establish a Design Review Committee (DRC) to review each project 
submittal. The DRC shall consist of representatives from the Master Developer along with an 

T 
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architectural consultant, landscape consultant, and civil engineering consultant. In addition, the 
DRC may consult with other professional advisors as deemed appropriate. Projects for design 
review shall be submitted to the Design Review Committee at the address listed below. Complete 
submissions are required in order for the DRC to make an expeditious review. 

 
DESIGN REVIEW COMMITTEE 

Cliff’s Edge LLC 
3455 Cliff Shadows Parkway 

Suite 220 
Las Vegas, NV  89129 

 
The Master Developer will develop and provide to the City of Las Vegas staff a schedule of Design 
Review Committee meeting dates and times to ensure appropriate coordination of project reviews. 
Multi-family and commercial project submissions to the Design Review Committee will also be 
reviewed by City of Las Vegas staff. The Master Developer will ensure that such submissions are 
submitted to City of Las Vegas staff in a coordinated fashion to make certain that a timely review of 
these projects by City staff is possible. 
 
9.4 SUBMITTAL REQUIREMENTS 
 
Two sets of the following items are required for submittal of production residential development 
plans prior to submittal to the City of Las Vegas. A Submittal Application and Checklist for Design 
Review must be submitted to the Design Review Committee and may be found at the end of this 
document. 
 
Preliminary Concept Site Plan (Per Production Neighborhood; 1” = 40’) 
 
The purpose of this submittal is ensure that the overall concept of the neighborhood design, 
particularly regarding the layout of proposed streets and lots, is consistent with the intent of the 
design guidelines before the builder begins preparation of tentative tract maps. The following are 
required elements of the Preliminary Concept Site Plan submittal: 
 

• Conceptual street layout 
• Conceptual lot layout 
• Proposed pedestrian connections  
• Adjacent streets and open space 

 
Detailed Development Plan (Per Production Phase; 1’=  40’) 
 

• Proposed street locations and dimensions 
• Proposed lot lines and dimensions 
• Proposed pedestrian connections  
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• Pre-plotting of units along parcel edges that are visible from master planned roads and 
open space 

• Building footprints (Model and elevation must be specified) 
• Driveway and/or alley placement 
• Wall and Fence locations and heights 
• Adjacent street(s) and open space 
• Location of all required parking 

  
Architectural Plans  
 

• Floor plans with dimensions (1/8” = 1’ – 0” or 1/4” = 1’-0”) 
• Elevations for all four sides with dimensions (1/8” = 1’ – 0” or 1/4” = 1’-0”). Material 

call-outs and depth of recesses or pop-outs should be identified 
• Floor area calculations including 1st floor living area, 2nd floor living area, and garage 

square footage 
• Typical lot for each floor plan indicating building footprint, setback requirements,  

driveway locations, and sidewalk locations. 
 
Material and Color Sample Board (Maximum Size of Board(s):  11” x 17”) 
 
 Actual samples mounted on boards of the following: 
 

• Primary stucco material sample and color(s) 
• Secondary stucco material sample and color(s) 
• Accent and trim material sample and colors 
• Accent material samples (Stone, Brick, Etc.) 
• Roof tile (Material and Color) 

 
Landscape Plan (1” = 40’) 
 

• Street tree species, size and location 
• Neighborhood entries 
• Planting and fencing details 

 
9.5 PLAN CHECK FEES 
 
The following plan check fees shall apply to the design review process: 
 

• Preliminary Concept Site Plan:  $0 
• Initial Full Submittal including:  $0 

• Detailed Development Plan 
• Architectural Plans 
• Material and Color Sample Board 
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• Landscape Plan 
• Subsequent Submittals (if necessary):  $500 per submittal 

 
Upon review of the submittal, additional fees may be required to cover expenses incurred by the 
DRC. The plan check fee shall be submitted to the following: 

 
CLIFF’S EDGE, LLC 

3455 Cliff Shadows Parkway, Suite 220 
Las Vegas, NV  89129 

Telephone: 702 / 242-4949 
 
9.6 DESIGN REVIEW AND APPROVAL PROCESS 
 
The Design Review Committee (DRC), established by the Master Developer, shall review each 
project submittal. Within 21 working days of receipt of a complete submittal, the DRC shall 
recommend "approved", "approved with modifications", or "denied". Failure to approve 
is denial. The DRC shall summarize its finding in a written response letter to the Master Developer. 
The Master Developer shall make the final decision regarding approval of the submittal. 
 
The DRC shall review each submission for the design's commitment to overall community 
development and adherence to these Design Guidelines. The DRC is not responsible for the review 
of submissions to determine conformance to any applicable codes and standards established by 
public agencies.  
 
Submittals that are “Approved” by the DRC may then be submitted to the City of Las Vegas, if 
required. The Master Developer expects that its Development Agreement with the City will require 
city review of multi-family and commercial projects.  Submittals that are “Approved with 
Modifications” or “Denied” shall be revised as necessary and re-submitted to the DRC for approval. 
All submittals must be approved by the DRC prior to submission to the City of Las Vegas or other 
public agencies. 
 
9.7  ADMINISTRATION 
 
9.7.1  AMENDMENT 
 
The Design Guidelines may be amended from time to time by the Master Developer in accordance 
with the approved Development Agreement. 
 
9.7.2  PREVALENCE OF DECLARATION 
 
In the event of any conflict between the provisions of the Design Guidelines and the Master 
Declaration of Covenants, Conditions and Restrictions for Cliff’s Edge, the most restrictive shall 
prevail. 
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9.7.3  MISCELLANEOUS 
 
All items submitted during the review process shall become the property of the Master Developer.  
Changes to the approved plans shall be re-submitted to the DRC for approval and shall clearly 
identify the revision(s). 
 
9.7.4  PROSECUTION OF WORK AFTER APPROVAL 
 
After approval of the final plans by the Master Developer, the construction, alteration or other work 
described therein shall be commenced and completed in accordance with the rules set forth in these 
Design Guidelines and the Declaration.  The Master Developer or its representative has the right to 
enter the lot or premises and to inspect the project for compliance with the Design Guidelines or 
Declaration at any time, without advance notice to the lot owner nor fear of trespass and liability. 
 
9.7.5  VIOLATIONS 
 
Construction deemed by the Master Developer to be in violation of approved drawings, the Design 
Guidelines, or the Declaration shall be corrected as described in the Declaration. 
 
9.7.6  RECORDATION OF NOTICE 
 
Upon approval of the final plans, the Master Developer shall, upon written request from the 
applicant, provide a statement of approval in a form appropriate for recordation.  The Master 
Developer may also record a notice to reflect any work which has not been approved or any 
approval previously given which has been revoked. 

 
9.7.7  RULE MAKING AUTHORITY 
 
The Master Developer adopts these Design Guidelines for the purpose of interpreting, applying, 
supplementing and implementing the provisions of the Declaration pertaining to the design of site 
improvements. A copy of the Design Guidelines as from time to time adopted, amended or 
repealed, shall be maintained in the office of the Master Developer and the City of Las Vegas, and 
shall be available for inspection during normal business hours by any applicant or any architect or 
agent of any such applicant.  It shall be the responsibility of the applicant or architect or agent of any 
such applicant to inform themselves as to any and all such changes of these Design Guidelines. 
 
9.7.8  LIABILITY OF COMMITTEE 
 
Provided that the Master Developer acts in good faith, neither the Master Developer nor any 
representative thereof shall be liable to any applicant or any other person for any damage, loss or 
prejudice suffered or claimed on account of the review of any plans, specifications or materials.  
The review and delivery of a form of approval or disapproval is not to be considered an opinion as 
to whether or not the plans are defective or whether the construction methods or performance of the 
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work proposed therein is defective, or whether the facts therein are correct or meet Las Vegas 
Building Codes. 
 
9.7.9 PROFESSIONAL ADVICE 
 
The Master Developer may employ the services of an architect, attorney, land planner, landscape 
architect or engineer to render professional advice and may charge the cost for services of such a 
professional to the applicant, but only after the applicant has been informed in advance such 
compensation shall be so charged. 
 
 



 

 

  
Design Review Committee ● Cliff’s Edge, LLC ● 3455 Cliff Shadows Parkway, Suite 220 Las Vegas, NV 89129

CLIFF’S EDGE  
PROJECT PLAN 

Submittal Application and Checklist 
For Design Review 

Applicant Information    Date: 
       
BUILDER   TELE (          )   
ADDRESS   FAX (          )   
       
TRACT NO.       
ARCHITECT   TELE (          )   
ADDRESS   FAX (          )   
       
LANDSCAPE       
ARCHITECT   TELE (          )   
ADDRESS   FAX (          )   
SUBMITTALS REQUIREMENTS 
 The approval of any design element by the DRC does not supersede the requirement to conform to any applicable codes standards 
established by the public agencies.  
 

 

□ 
1.  PRELIMINARY CONCEPT  SITE PLAN 

• Conceptual street layout 
• Conceptual lot layout 
• Proposed pedestrian connections 
• Adjacent streets and open space 

□ 
2. DETAILED DEVELOPMENT PLAN  

• Proposed street locations and dimensions 
• Proposed lot lines and dimensions 
• Proposed pedestrian connections 

Pre-plotting of units along parcel edges visible to master 
planned roads or open space. 

• Building footprints (Model and Elevations specified)       
• Wall and fence locations and heights 
• Location of all required parking 

□ 
3.  ARCHITECTURAL PLANS (1/4”or 1/8” Scale)  

• Floor Plans w/ dimensions 
• Elevations for all sides w/ dimensions.  Material call-outs and 

depth of recesses or pop-outs identified  
• Call-outs and depths of recesses or pop-ups identified  
• Floor area calculations including  

o 1st floor living area 
o 2nd floor living 
o Garage square footage 

Typical lot for each floor plan indicating and building 
Footprint, setbacks, driveway and sidewalks locations. 

  

□ 
4. MAT’L & COLOR SAMPLES 

• Actual samples or boards  of : 
o Primary Stucco Color(s) 
o Secondary Stucco Color(s) 
o Accent and Trim Colors  
o Accent Materials (Stone, Brick, Etc.) 
o Roof tile (Material and Color) 

□ 
5.  LANDSCAPE PLANS 

(30 Scale Minimum) 
• Street tree species, size & location  
• Neighborhood entries  
• Planting and fencing details 

□ 
6.  PRELIMINARY CHECK FEES 

• Concept Site Plan         $0 
• Initial Full Submittal   $0 

• Detailed Development Plans 
• Architectural Plans  
• Material and Color sample boards 
• Landscape Plans 

Additional fee (if imposed by DRC) 
• Subsequent                   $ 500 each 
• Submittals (if req’d) 
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