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Fast reference Collection of Past Due Obligations  & Foreclosure 

 

NRS 116.3102  Powers of unit-owners’ association; limitations. 

(k) May impose charges for late payment of assessments pursuant to NRS 116.3115. 

(m) May impose reasonable fines for violations of the governing documents of the association only if the 

association complies with the requirements set forth in NRS 116.31031. 

 (n) May impose reasonable charges for the preparation and recordation of any amendments to the declaration or 

any statements of unpaid assessments, and impose reasonable fees, not to exceed the amounts authorized by NRS 

116.4109, for preparing and furnishing the documents and certificate required by that section. 

 

NRS 116.3115  Assessments for common expenses; funding of adequate reserves; collection of interest on 

past due assessments; calculation of assessments for particular types of common expenses; notice of meetings 

regarding assessments for capital improvements. 

 

  2.  Except for assessments under subsections 4 to 7, inclusive, or as otherwise provided in this chapter: 

      (a) All common expenses, including the reserves, must be assessed against all the units in accordance with the 

allocations set forth in the declaration pursuant to subsections 1 and 2 of NRS 116.2107. 

      (b) The association shall establish adequate reserves, funded on a reasonable basis, for the repair, replacement 

and restoration of the major components of the common elements and any other portion of the common-interest 

community that the association is obligated to maintain, repair, replace or restore. The reserves may be used only for 

those purposes, including, without limitation, repairing, replacing and restoring roofs, roads and sidewalks, and must 

not be used for daily maintenance. The association may comply with the provisions of this paragraph through a 

funding plan that is designed to allocate the costs for the repair, replacement and restoration of the major 

components of the common elements and any other portion of the common-interest community that the association 

is obligated to maintain, repair, replace or restore over a period of years if the funding plan is designed in an 

actuarially sound manner which will ensure that sufficient money is available when the repair, replacement and 

restoration of the major components of the common elements or any other portion of the common-interest 

community that the association is obligated to maintain, repair, replace or restore are necessary. Notwithstanding 

any provision of the governing documents to the contrary, to establish adequate reserves pursuant to this paragraph, 

including, without limitation, to establish or carry out a funding plan, the executive board may, without seeking or 

obtaining the approval of the units’ owners, impose any necessary and reasonable assessments against the units in 

the common-interest community. Any such assessments imposed by the executive board must be based on the study 

of the reserves of the association conducted pursuant to NRS 116.31152. 

      3.  Any assessment for common expenses or installment thereof that is 60 days or more past due bears interest 

at a rate equal to the prime rate at the largest bank in Nevada as ascertained by the Commissioner of Financial 

Institutions on January 1 or July 1, as the case may be, immediately preceding the date the assessment becomes past 

due, plus 2 percent. The rate must be adjusted accordingly on each January 1 and July 1 thereafter until the balance 

is satisfied. 

 

   NRS 116.31151  Annual distribution to units’ owners of operating and reserve budgets or summaries of 

such budgets and policy for collection of fees, fines, assessments or costs; ratification of budget. 

 

  4.  The executive board shall, at the same time and in the same manner that the executive board makes the budget 

available to a unit’s owner pursuant to this section, make available to each unit’s owner the policy established for 

the association concerning the collection of any fees, fines, assessments or costs imposed against a unit’s owner 

pursuant to this chapter. The policy must include, without limitation: 

      (a) The responsibility of the unit’s owner to pay any such fees, fines, assessments or costs in a timely manner; 

and 

      (b) The association’s rights concerning the collection of such fees, fines, assessments or costs if the unit’s owner 

fails to pay the fees, fines, assessments or costs in a timely manner. 
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 NRS 116.310313  Collection of past due obligation; charge of reasonable fee to collect. 
      1.  An association may charge a unit’s owner reasonable fees to cover the costs of collecting any past due 

obligation. The Commission shall adopt regulations establishing the amount of the fees that an association may 

charge pursuant to this section. 

      2.  The provisions of this section apply to any costs of collecting a past due obligation charged to a unit’s 

owner, regardless of whether the past due obligation is collected by the association itself or by any person acting on 

behalf of the association, including, without limitation, an officer or employee of the association, a community 

manager or a collection agency. 

      3.  As used in this section: 

      (a) “Costs of collecting” includes any fee, charge or cost, by whatever name, including, without limitation, any 

collection fee, filing fee, recording fee, fee related to the preparation, recording or delivery of a lien or lien 

rescission, title search lien fee, bankruptcy search fee, referral fee, fee for postage or delivery and any other fee or 

cost that an association charges a unit’s owner for the investigation, enforcement or collection of a past due 

obligation. The term does not include any costs incurred by an association if a lawsuit is filed to enforce any past 

due obligation or any costs awarded by a court. 

      (b) “Obligation” means any assessment, fine, construction penalty, fee, charge or interest levied or imposed 

against a unit’s owner pursuant to any provision of this chapter or the governing documents. 

      (Added to NRS by 2009, 2795) 

 

 

NRS 116.3116  Liens against units for assessments. 
      1.  The association has a lien on a unit for any construction penalty that is imposed against the unit’s owner 

pursuant to NRS 116.310305, any assessment levied against that unit or any fines imposed against the unit’s owner 

from the time the construction penalty, assessment or fine becomes due. Unless the declaration otherwise provides, 

any penalties, fees, charges, late charges, fines and interest charged pursuant to paragraphs (j) to (n), inclusive, of 

subsection 1 of NRS 116.3102 are enforceable as assessments under this section. If an assessment is payable in 

installments, the full amount of the assessment is a lien from the time the first installment thereof becomes due. 

      2.  A lien under this section is prior to all other liens and encumbrances on a unit except: 

      (a) Liens and encumbrances recorded before the recordation of the declaration and, in a cooperative, liens and 

encumbrances which the association creates, assumes or takes subject to; 

      (b) A first security interest on the unit recorded before the date on which the assessment sought to be enforced 

became delinquent or, in a cooperative, the first security interest encumbering only the unit’s owner’s interest and 

perfected before the date on which the assessment sought to be enforced became delinquent; and 

      (c) Liens for real estate taxes and other governmental assessments or charges against the unit or cooperative. 

 The lien is also prior to all security interests described in paragraph (b) to the extent of any charges incurred by 

the association on a unit pursuant to NRS 116.310312 and to the extent of the assessments for common expenses 

based on the periodic budget adopted by the association pursuant toNRS 116.3115 which would have become due in 

the absence of acceleration during the 9 months immediately preceding institution of an action to enforce the lien, 

unless federal regulations adopted by the Federal Home Loan Mortgage Corporation or the Federal National 

Mortgage Association require a shorter period of priority for the lien. If federal regulations adopted by the Federal 

Home Loan Mortgage Corporation or the Federal National Mortgage Association require a shorter period of priority 

for the lien, the period during which the lien is prior to all security interests described in paragraph (b) must be 

determined in accordance with those federal regulations, except that notwithstanding the provisions of the federal 

regulations, the period of priority for the lien must not be less than the 6 months immediately preceding institution 

of an action to enforce the lien. This subsection does not affect the priority of mechanics’ or materialmen’s liens, or 

the priority of liens for other assessments made by the association. 

      3.  The holder of the security interest described in paragraph (b) of subsection 2 or the holder’s authorized 

agent may establish an escrow account, loan trust account or other impound account for advance contributions for 

the payment of assessments for common expenses based on the periodic budget adopted by the association pursuant 

to NRS 116.3115 if the unit’s owner and the holder of that security interest consent to the establishment of such an 

account. If such an account is established, payments from the account for assessments for common expenses must be 

made in accordance with the same due dates as apply to payments of such assessments by a unit’s owner. 

      4.  Unless the declaration otherwise provides, if two or more associations have liens for assessments created at 

any time on the same property, those liens have equal priority. 

http://www.leg.state.nv.us/Statutes/75th2009/Stats200927.html#Stats200927page2795
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      5.  Recording of the declaration constitutes record notice and perfection of the lien. No further recordation of 

any claim of lien for assessment under this section is required. 

      6.  A lien for unpaid assessments is extinguished unless proceedings to enforce the lien are instituted within 3 

years after the full amount of the assessments becomes due. 

      7.  This section does not prohibit actions to recover sums for which subsection 1 creates a lien or prohibit an 

association from taking a deed in lieu of foreclosure. 

      8.  A judgment or decree in any action brought under this section must include costs and reasonable attorney’s 

fees for the prevailing party. 

      9.  The association, upon written request, shall furnish to a unit’s owner a statement setting forth the amount of 

unpaid assessments against the unit. If the interest of the unit’s owner is real estate or if a lien for the unpaid 

assessments may be foreclosed under NRS 116.31162 to 116.31168, inclusive, the statement must be in recordable 

form. The statement must be furnished within 10 business days after receipt of the request and is binding on the 

association, the executive board and every unit’s owner. 

      10.  In a cooperative, upon nonpayment of an assessment on a unit, the unit’s owner may be evicted in the same 

manner as provided by law in the case of an unlawful holdover by a commercial tenant, and: 

      (a) In a cooperative where the owner’s interest in a unit is real estate under NRS 116.1105, the association’s lien 

may be foreclosed under NRS 116.31162 to 116.31168, inclusive. 

      (b) In a cooperative where the owner’s interest in a unit is personal property under NRS 116.1105, the 

association’s lien: 

             (1) May be foreclosed as a security interest under NRS 104.9101 to 104.9709, inclusive; or 

             (2) If the declaration so provides, may be foreclosed under NRS 116.31162 to 116.31168, inclusive. 

      11.  In an action by an association to collect assessments or to foreclose a lien created under this section, the 

court may appoint a receiver to collect all rents or other income from the unit alleged to be due and owing to a unit’s 

owner before commencement or during pendency of the action. The receivership is governed by chapter 32 of NRS. 

The court may order the receiver to pay any sums held by the receiver to the association during pendency of the 

action to the extent of the association’s common expense assessments based on a periodic budget adopted by the 

association pursuant toNRS 116.3115. 

      (Added to NRS by 1991, 567; A 1999, 390; 2003, 2243, 2272; 2009, 1010, 1207; 2011, 2448; 2013, 3787) 

      NRS 116.31162  Foreclosure of liens: Mailing of notice of delinquent assessment; recording of notice of 

default and election to sell; period during which unit’s owner may pay lien to avoid foreclosure; limitations 

on type of lien that may be foreclosed. 
      1.  Except as otherwise provided in subsection 5 or 6, in a condominium, in a planned community, in a 

cooperative where the owner’s interest in a unit is real estate under NRS 116.1105, or in a cooperative where the 

owner’s interest in a unit is personal property under NRS 116.1105 and the declaration provides that a lien may be 

foreclosed under NRS 116.31162 to 116.31168, inclusive, the association may foreclose its lien by sale after all of 

the following occur: 

      (a) The association has mailed by certified or registered mail, return receipt requested, to the unit’s owner or his 

or her successor in interest, at his or her address, if known, and at the address of the unit, a notice of delinquent 

assessment which states the amount of the assessments and other sums which are due in accordance with subsection 

1 of NRS 116.3116, a description of the unit against which the lien is imposed and the name of the record owner of 

the unit. 

      (b) Not less than 30 days after mailing the notice of delinquent assessment pursuant to paragraph (a), the 

association or other person conducting the sale has executed and caused to be recorded, with the county recorder of 

the county in which the common-interest community or any part of it is situated, a notice of default and election to 

sell the unit to satisfy the lien which must contain the same information as the notice of delinquent assessment and 

which must also comply with the following: 

             (1) Describe the deficiency in payment. 

             (2) State the name and address of the person authorized by the association to enforce the lien by sale. 

             (3) Contain, in 14-point bold type, the following warning: 

  

WARNING! IF YOU FAIL TO PAY THE AMOUNT SPECIFIED IN THIS NOTICE, YOU COULD LOSE 

YOUR HOME, EVEN IF THE AMOUNT IS IN DISPUTE! 

  

http://www.leg.state.nv.us/NRS/NRS-116.html#NRS116Sec31162
http://www.leg.state.nv.us/NRS/NRS-116.html#NRS116Sec31168
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http://www.leg.state.nv.us/NRS/NRS-116.html#NRS116Sec31168
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http://www.leg.state.nv.us/Statutes/72nd/Stats200318.html#Stats200318page2243
http://www.leg.state.nv.us/Statutes/72nd/Stats200318.html#Stats200318page2272
http://www.leg.state.nv.us/Statutes/75th2009/Stats200911.html#Stats200911page1010
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http://www.leg.state.nv.us/Statutes/76th2011/Stats201120.html#Stats201120page2448
http://www.leg.state.nv.us/Statutes/77th2013/Stats201323.html#Stats201323page3787
http://www.leg.state.nv.us/NRS/NRS-116.html#NRS116Sec1105
http://www.leg.state.nv.us/NRS/NRS-116.html#NRS116Sec1105
http://www.leg.state.nv.us/NRS/NRS-116.html#NRS116Sec31162
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      (c) The unit’s owner or his or her successor in interest has failed to pay the amount of the lien, including costs, 

fees and expenses incident to its enforcement, for 90 days following the recording of the notice of default and 

election to sell. 

      2.  The notice of default and election to sell must be signed by the person designated in the declaration or by the 

association for that purpose or, if no one is designated, by the president of the association. 

      3.  The period of 90 days begins on the first day following: 

      (a) The date on which the notice of default is recorded; or 

      (b) The date on which a copy of the notice of default is mailed by certified or registered mail, return receipt 

requested, to the unit’s owner or his or her successor in interest at his or her address, if known, and at the address of 

the unit, 

 whichever date occurs later. 

      4.  An association may not mail to a unit’s owner or his or her successor in interest a letter of its intent to mail a 

notice of delinquent assessment pursuant to paragraph (a) of subsection 1, mail the notice of delinquent assessment 

or take any other action to collect a past due obligation from a unit’s owner or his or her successor in interest unless, 

not earlier than 60 days after the obligation becomes past due, the association mails to the address on file for the 

unit’s owner: 

      (a) A schedule of the fees that may be charged if the unit’s owner fails to pay the past due obligation; 

      (b) A proposed repayment plan; and 

      (c) A notice of the right to contest the past due obligation at a hearing before the executive board and the 

procedures for requesting such a hearing. 

      5.  The association may not foreclose a lien by sale based on a fine or penalty for a violation of the governing 

documents of the association unless: 

      (a) The violation poses an imminent threat of causing a substantial adverse effect on the health, safety or 

welfare of the units’ owners or residents of the common-interest community; or 

      (b) The penalty is imposed for failure to adhere to a schedule required pursuant to NRS 116.310305. 

      6.  The association may not foreclose a lien by sale if: 

      (a) The unit is owner-occupied housing encumbered by a deed of trust; 

      (b) The beneficiary under the deed of trust, the successor in interest of the beneficiary or the trustee has 

recorded a notice of default and election to sell with respect to the unit pursuant to subsection 2 of NRS 107.080; 

and 

      (c) The trustee of record has not recorded the certificate provided to the trustee pursuant to subparagraph (1) or 

(2) of paragraph (d) of subsection 2 of NRS 107.086. 

 As used in this subsection, “owner-occupied housing” has the meaning ascribed to it in NRS 107.086. 

      (Added to NRS by 1991, 569; A 1993, 2371; 1997, 3121; 1999, 3011; 2003, 2244, 2273; 2005, 2608; 2013, 

3483, 3789) 

      NRS 116.31163  Foreclosure of liens: Mailing of notice of default and election to sell to certain interested 

persons.  The association or other person conducting the sale shall also mail, within 10 days after the notice of 

default and election to sell is recorded, a copy of the notice by first-class mail to: 

      1.  Each person who has requested notice pursuant to NRS 107.090 or 116.31168; 

      2.  Any holder of a recorded security interest encumbering the unit’s owner’s interest who has notified the 

association, 30 days before the recordation of the notice of default, of the existence of the security interest; and 

      3.  A purchaser of the unit, if the unit’s owner has notified the association, 30 days before the recordation of the 

notice, that the unit is the subject of a contract of sale and the association has been requested to furnish the 

certificate required by NRS 116.4109. 

      (Added to NRS by 1993, 2355; A 2005, 2609) 

      NRS 116.311635  Foreclosure of liens: Providing notice of time and place of sale; service of notice of 

sale; contents of notice of sale; proof of service. 
      1.  The association or other person conducting the sale shall also, after the expiration of the 90 days and before 

selling the unit: 

      (a) Give notice of the time and place of the sale in the manner and for a time not less than that required by law 

for the sale of real property upon execution, except that in lieu of following the procedure for service on a judgment 

debtor pursuant to NRS 21.130, service must be made on the unit’s owner as follows: 

http://www.leg.state.nv.us/NRS/NRS-116.html#NRS116Sec310305
http://www.leg.state.nv.us/NRS/NRS-107.html#NRS107Sec080
http://www.leg.state.nv.us/NRS/NRS-107.html#NRS107Sec086
http://www.leg.state.nv.us/NRS/NRS-107.html#NRS107Sec086
http://www.leg.state.nv.us/Statutes/66th/Stats199103.html#Stats199103page569
http://www.leg.state.nv.us/Statutes/67th/Stats199311.html#Stats199311page2371
http://www.leg.state.nv.us/Statutes/69th/Stats199721.html#Stats199721page3121
http://www.leg.state.nv.us/Statutes/70th/Stats199919.html#Stats199919page3011
http://www.leg.state.nv.us/Statutes/72nd/Stats200318.html#Stats200318page2244
http://www.leg.state.nv.us/Statutes/72nd/Stats200318.html#Stats200318page2273
http://www.leg.state.nv.us/Statutes/73rd/Stats200525.html#Stats200525page2608
http://www.leg.state.nv.us/Statutes/77th2013/Stats201321.html#Stats201321page3483
http://www.leg.state.nv.us/Statutes/77th2013/Stats201321.html#Stats201321page3483
http://www.leg.state.nv.us/Statutes/77th2013/Stats201323.html#Stats201323page3789
http://www.leg.state.nv.us/NRS/NRS-107.html#NRS107Sec090
http://www.leg.state.nv.us/NRS/NRS-116.html#NRS116Sec31168
http://www.leg.state.nv.us/NRS/NRS-116.html#NRS116Sec4109
http://www.leg.state.nv.us/Statutes/67th/Stats199311.html#Stats199311page2355
http://www.leg.state.nv.us/Statutes/73rd/Stats200525.html#Stats200525page2609
http://www.leg.state.nv.us/NRS/NRS-021.html#NRS021Sec130
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             (1) A copy of the notice of sale must be mailed, on or before the date of first publication or posting, by 

certified or registered mail, return receipt requested, to the unit’s owner or his or her successor in interest at his or 

her address, if known, and to the address of the unit; and 

             (2) A copy of the notice of sale must be served, on or before the date of first publication or posting, in the 

manner set forth in subsection 2; and 

      (b) Mail, on or before the date of first publication or posting, a copy of the notice by certified or registered mail, 

return receipt requested, to: 

             (1) Each person entitled to receive a copy of the notice of default and election to sell notice under NRS 

116.31163; 

             (2) The holder of a recorded security interest or the purchaser of the unit, if either of them has notified the 

association, before the mailing of the notice of sale, of the existence of the security interest, lease or contract of sale, 

as applicable; and 

             (3) The Ombudsman. 

      2.  In addition to the requirements set forth in subsection 1, a copy of the notice of sale must be served: 

      (a) By a person who is 18 years of age or older and who is not a party to or interested in the sale by personally 

delivering a copy of the notice of sale to an occupant of the unit who is of suitable age; or 

      (b) By posting a copy of the notice of sale in a conspicuous place on the unit. 

      3.  Any copy of the notice of sale required to be served pursuant to this section must include: 

      (a) The amount necessary to satisfy the lien as of the date of the proposed sale; and 

      (b) The following warning in 14-point bold type: 

  

WARNING! A SALE OF YOUR PROPERTY IS IMMINENT! UNLESS YOU PAY THE AMOUNT 

SPECIFIED IN THIS NOTICE BEFORE THE SALE DATE, YOU COULD LOSE YOUR HOME, EVEN 

IF THE AMOUNT IS IN DISPUTE. YOU MUST ACT BEFORE THE SALE DATE. IF YOU HAVE ANY 

QUESTIONS, PLEASE CALL (name and telephone number of the contact person for the association). IF 

YOU NEED ASSISTANCE, PLEASE CALL THE FORECLOSURE SECTION OF THE OMBUDSMAN’S 

OFFICE, NEVADA REAL ESTATE DIVISION, AT (toll-free telephone number designated by the 

Division) IMMEDIATELY. 

  

      4.  Proof of service of any copy of the notice of sale required to be served pursuant to this section must consist 

of: 

      (a) A certificate of mailing which evidences that the notice was mailed through the United States Postal Service; 

or 

      (b) An affidavit of service signed by the person who served the notice stating: 

             (1) The time of service, manner of service and location of service; and 

             (2) The name of the person served or, if the notice was not served on a person, a description of the location 

where the notice was posted on the unit. 

      (Added to NRS by 1993, 2355; A 2003, 2245; 2005, 2609; 2013, 3790) 

 

    NRS 21.130  Notice of sale under execution; separate notice for residential foreclosure. 
      1.  Before the sale of property on execution, notice of the sale, in addition to the notice required pursuant 

to NRS 21.075 and 21.076, must be given as follows: 

      (a) In cases of perishable property, by posting written notice of the time and place of sale in three public places 

at the township or city where the sale is to take place, for such a time as may be reasonable, considering the 

character and condition of the property. 

      (b) In case of other personal property, by posting a similar notice in three public places of the township or city 

where the sale is to take place, not less than 5 or more than 10 days before the sale, and, in case of sale on execution 

issuing out of a district court, by the publication of a copy of the notice in a newspaper, if there is one in the county, 

at least twice, the first publication being not less than 10 days before the date of the sale. 

      (c) In case of real property, by: 

             (1) Personal service upon each judgment debtor or by registered mail to the last known address of each 

judgment debtor and, if the property of the judgment debtor is operated as a facility licensed under chapter 449 of 

NRS, upon the State Board of Health; 

http://www.leg.state.nv.us/NRS/NRS-116.html#NRS116Sec31163
http://www.leg.state.nv.us/NRS/NRS-116.html#NRS116Sec31163
http://www.leg.state.nv.us/Statutes/67th/Stats199311.html#Stats199311page2355
http://www.leg.state.nv.us/Statutes/72nd/Stats200318.html#Stats200318page2245
http://www.leg.state.nv.us/Statutes/73rd/Stats200525.html#Stats200525page2609
http://www.leg.state.nv.us/Statutes/77th2013/Stats201323.html#Stats201323page3790
http://www.leg.state.nv.us/NRS/NRS-021.html#NRS021Sec075
http://www.leg.state.nv.us/NRS/NRS-021.html#NRS021Sec076
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             (2) Posting a similar notice particularly describing the property, for 20 days successively, in three public 

places of the township or city where the property is situated and where the property is to be sold; 

             (3) Publishing a copy of the notice three times, once each week, for 3 successive weeks, in a newspaper, if 

there is one in the county. The cost of publication must not exceed the rate for legal advertising as provided in NRS 

238.070. If the newspaper authorized by this section to publish the notice of sale neglects or refuses from any cause 

to make the publication, then the posting of notices as provided in this section shall be deemed sufficient notice. 

Notice of the sale of property on execution upon a judgment for any sum less than $500, exclusive of costs, must be 

given only by posting in three public places in the county, one of which must be the courthouse; 

             (4) Recording a copy of the notice in the office of the county recorder; and 

             (5) If the sale of property is a residential foreclosure, posting a copy of the notice in a conspicuous place on 

the property. In addition to the requirements of NRS 21.140, the notice must not be defaced or removed until the 

transfer of title is recorded or the property becomes occupied after completion of the sale, whichever is earlier. 

      2.  If the sale of property is a residential foreclosure, the notice must include, without limitation: 

      (a) The physical address of the property; and 

      (b) The contact information of the party who is authorized to provide information relating to the foreclosure 

status of the property. 

      3.  If the sale of property is a residential foreclosure, a separate notice must be posted in a conspicuous place on 

the property and mailed, with a certificate of mailing issued by the United States Postal Service or another mail 

delivery service, to any tenant or subtenant, if any, other than the judgment debtor, in actual occupation of the 

premises not later than 3 business days after the notice of the sale is given pursuant to subsection 1. The separate 

notice must be in substantially the following form: 

  

NOTICE TO TENANTS OF THE PROPERTY 

  

Foreclosure proceedings against this property have started, and a notice of sale of the property to the highest 

bidder has been issued. 

  

You may either: (1) terminate your lease or rental agreement and move out; or (2) remain and possibly be 

subject to eviction proceedings under chapter 40 of the Nevada Revised Statutes. Any subtenants may also be 

subject to eviction proceedings. 

  

Between now and the date of the sale, you may be evicted if you fail to pay rent or live up to your other 

obligations to the landlord. 

  

After the date of the sale, you may be evicted if you fail to pay rent or live up to your other obligations to the 

successful bidder, in accordance with chapter 118A of the Nevada Revised Statutes. 

  

Under the Nevada Revised Statutes, eviction proceedings may begin against you after you have been given a 

notice to quit. 

  

If the property is sold and you pay rent by the week or another period of time that is shorter than 1 month, 

you should generally receive notice after not less than the number of days in that period of time. 

  

If the property is sold and you pay rent by the month or any other period of time that is 1 month or longer, 

you should generally receive notice at least 60 days in advance. 

  

Under Nevada Revised Statutes 40.280, notice must generally be served on you pursuant to chapter 40 of the 

Nevada Revised Statutes and may be served by: 

       (1) Delivering a copy to you personally in the presence of a witness; 

       (2) If you are absent from your place of residence or usual place of business, leaving a copy with a 

person of suitable age and discretion at either place and mailing a copy to you at your place of residence or 

business; or 

       (3) If your place of residence or business cannot be ascertained, or a person of suitable age or discretion 

cannot be found there, posting a copy in a conspicuous place on the leased property, delivering a copy to a 

person residing there, if a person can be found, and mailing a copy to you at the place where the leased 

property is. 

http://www.leg.state.nv.us/NRS/NRS-238.html#NRS238Sec070
http://www.leg.state.nv.us/NRS/NRS-238.html#NRS238Sec070
http://www.leg.state.nv.us/NRS/NRS-021.html#NRS021Sec140
http://www.leg.state.nv.us/NRS/NRS-040.html#NRS040
http://www.leg.state.nv.us/NRS/NRS-118A.html#NRS118A
http://www.leg.state.nv.us/NRS/NRS-040.html#NRS040
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If the property is sold and a landlord, successful bidder or subsequent purchaser files an eviction action 

against you in court, you will be served with a summons and complaint and have the opportunity to respond. 

Eviction actions may result in temporary evictions, permanent evictions, the awarding of damages pursuant 

to Nevada Revised Statutes 40.360 or some combination of those results. 

  

Under the Justice Court Rules of Civil Procedure: 

       (1) You will be given at least 10 days to answer a summons and complaint; 

       (2) If you do not file an answer, an order evicting you by default may be obtained against you; 

       (3) A hearing regarding a temporary eviction may be called as soon as 11 days after you are served with 

the summons and complaint; and 

       (4) A hearing regarding a permanent eviction may be called as soon as 20 days after you are served with 

the summons and complaint. 

  

      4.  The sheriff shall not conduct a sale of the property on execution or deliver the judgment debtor’s property to 

the judgment creditor if the judgment debtor or any other person entitled to notice has not been properly notified as 

required in this section and NRS 21.075 and 21.076. 

      5.  As used in this section, “residential foreclosure” means the sale of a single family residence pursuant 

to NRS 40.430. As used in this subsection, “single family residence” means a structure that is comprised of not more 

than four units. 

      [1911 CPA § 348; A 1951, 153]—(NRS A 1965, 612; 1975, 651; 1989, 1138; 2009, 2781) 

 

 

  NRS 116.31164  Foreclosure of liens: Procedure for conducting sale; purchase of unit by association; 

execution and delivery of deed; use of proceeds of sale. 
      1.  The sale must be conducted in the county in which the common-interest community or part of it is situated, 

and may be conducted by the association, its agent or attorney, or a title insurance company or escrow agent licensed 

to do business in this State, except that the sale may be made at the office of the association if the notice of the sale 

so provided, whether the unit is located within the same county as the office of the association or not. The 

association or other person conducting the sale may from time to time postpone the sale by such advertisement and 

notice as it considers reasonable or, without further advertisement or notice, by proclamation made to the persons 

assembled at the time and place previously set and advertised for the sale. 

      2.  On the day of sale originally advertised or to which the sale is postponed, at the time and place specified in 

the notice or postponement, the person conducting the sale may sell the unit at public auction to the highest cash 

bidder. Unless otherwise provided in the declaration or by agreement, the association may purchase the unit and 

hold, lease, mortgage or convey it. The association may purchase by a credit bid up to the amount of the unpaid 

assessments and any permitted costs, fees and expenses incident to the enforcement of its lien. 

      3.  After the sale, the person conducting the sale shall: 

      (a) Make, execute and, after payment is made, deliver to the purchaser, or his or her successor or assign, a deed 

without warranty which conveys to the grantee all title of the unit’s owner to the unit; 

      (b) Deliver a copy of the deed to the Ombudsman within 30 days after the deed is delivered to the purchaser, or 

his or her successor or assign; and 

      (c) Apply the proceeds of the sale for the following purposes in the following order: 

             (1) The reasonable expenses of sale; 

             (2) The reasonable expenses of securing possession before sale, holding, maintaining, and preparing the 

unit for sale, including payment of taxes and other governmental charges, premiums on hazard and liability 

insurance, and, to the extent provided for by the declaration, reasonable attorney’s fees and other legal expenses 

incurred by the association; 

             (3) Satisfaction of the association’s lien; 

             (4) Satisfaction in the order of priority of any subordinate claim of record; and 

             (5) Remittance of any excess to the unit’s owner. 

      (Added to NRS by 1991, 569; A 1993, 2372; 2005, 2610) 

http://www.leg.state.nv.us/NRS/NRS-021.html#NRS021Sec075
http://www.leg.state.nv.us/NRS/NRS-021.html#NRS021Sec076
http://www.leg.state.nv.us/NRS/NRS-040.html#NRS040Sec430
http://www.leg.state.nv.us/Statutes/65th/Stats198906.html#Stats198906page1138
http://www.leg.state.nv.us/Statutes/75th2009/Stats200927.html#Stats200927page2781
http://www.leg.state.nv.us/Statutes/66th/Stats199103.html#Stats199103page569
http://www.leg.state.nv.us/Statutes/67th/Stats199311.html#Stats199311page2372
http://www.leg.state.nv.us/Statutes/73rd/Stats200525.html#Stats200525page2610
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      NRS 116.31166  Foreclosure of liens: Effect of recitals in deed; purchaser not responsible for proper 

application of purchase money; title vested in purchaser without equity or right of redemption. 
      1.  The recitals in a deed made pursuant to NRS 116.31164 of: 

      (a) Default, the mailing of the notice of delinquent assessment, and the recording of the notice of default and 

election to sell; 

      (b) The elapsing of the 90 days; and 

      (c) The giving of notice of sale, 

 are conclusive proof of the matters recited. 

      2.  Such a deed containing those recitals is conclusive against the unit’s former owner, his or her heirs and 

assigns, and all other persons. The receipt for the purchase money contained in such a deed is sufficient to discharge 

the purchaser from obligation to see to the proper application of the purchase money. 

      3.  The sale of a unit pursuant to NRS 116.31162, 116.31163 and 116.31164 vests in the purchaser the title of 

the unit’s owner without equity or right of redemption. 

      (Added to NRS by 1991, 570; A 1993, 2373) 

      NRS 116.31168  Foreclosure of liens: Requests by interested persons for notice of default and election to 

sell; right of association to waive default and withdraw notice or proceeding to foreclose. 
      1.  The provisions of NRS 107.090 apply to the foreclosure of an association’s lien as if a deed of trust were 

being foreclosed. The request must identify the lien by stating the names of the unit’s owner and the common-

interest community. 

      2.  An association may, after recording a notice of default and election to sell, waive the default and withdraw 

the notice or any proceeding to foreclose. The association is thereupon restored to its former position and has the 

same rights as though the notice had not been recorded. 

      (Added to NRS by 1991, 570; A 1993, 2373) 

  NAC 116.470  Fees and costs for collection of past due obligations of unit’s 
owner. (NRS 116.310313, 116.615) 

     1.  Except as otherwise provided in subsection 5, to cover the costs of collecting 

any past due obligation of a unit’s owner, an association or a person acting on behalf 

of an association to collect a past due obligation of a unit’s owner may not charge the 

unit’s owner fees in connection with a notice of delinquent assessment pursuant to 

paragraph (a) of subsection 1 of NRS 116.31162 which exceed a total of $1,950, plus 

the costs and fees described in subsections 3 and 4. 

     2.  An association or a person acting on behalf of an association to collect a past 

due obligation of a unit’s owner may not charge the unit’s owner fees in connection 

with a notice of delinquent assessment pursuant to paragraph (a) of subsection 1 

of NRS 116.31162 which exceed the following amounts: 
     (a) Demand or intent to lien letter...................................................................................          $150 

     (b) Notice of delinquent assessment lien.........................................................................            325 

     (c) Intent to notice of default letter................................................................................              90 

     (d) Notice of default.......................................................................................................            400 

     (e) Intent to notice of sale letter......................................................................................              90 

     (f) Notice of sale.............................................................................................................            275 

     (g) Intent to conduct foreclosure sale.............................................................................              25 

     (h) Conduct foreclosure sale...........................................................................................            125 

     (i) Prepare and record transfer deed................................................................................            125 

     (j) Payment plan agreement - One-time set-up fee..........................................................              30 

     (k) Payment plan breach letter.........................................................................................              25 

     (l) Release of notice of delinquent assessment lien.........................................................              30 

http://www.leg.state.nv.us/NRS/NRS-116.html#NRS116Sec31164
http://www.leg.state.nv.us/NRS/NRS-116.html#NRS116Sec31162
http://www.leg.state.nv.us/NRS/NRS-116.html#NRS116Sec31163
http://www.leg.state.nv.us/NRS/NRS-116.html#NRS116Sec31164
http://www.leg.state.nv.us/Statutes/66th/Stats199103.html#Stats199103page570
http://www.leg.state.nv.us/Statutes/67th/Stats199311.html#Stats199311page2373
http://www.leg.state.nv.us/NRS/NRS-107.html#NRS107Sec090
http://www.leg.state.nv.us/Statutes/66th/Stats199103.html#Stats199103page570
http://www.leg.state.nv.us/Statutes/67th/Stats199311.html#Stats199311page2373
http://www.leg.state.nv.us/NRS/NRS-116.html#NRS116Sec310313
http://www.leg.state.nv.us/NRS/NRS-116.html#NRS116Sec615
http://www.leg.state.nv.us/NRS/NRS-116.html#NRS116Sec31162
http://www.leg.state.nv.us/NRS/NRS-116.html#NRS116Sec31162
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     (m) Notice of rescission fee.............................................................................................              30 

     (n) Bankruptcy package preparation and monitoring......................................................            100 

     (o) Mailing fee per piece for demand or intent to lien letter, notice of delinquent 

assessment lien, notice of default and notice of sale............................................................                2 

     (p) Insufficient funds fee................................................................................................              20 

     (q) Escrow payoff demand fee.......................................................................................            150 

     (r) Substitution of agent document fee...........................................................................              25 

     (s) Postponement fee.......................................................................................................              75 

     (t) Foreclosure fee...........................................................................................................            150 

     3.  If, in connection with an activity described in subsection 2, any costs are 

charged to an association or a person acting on behalf of an association to collect a 

past due obligation by a person who is not an officer, director, agent or affiliate of the 

community manager of the association or of an agent of the association, including, 

without limitation, the cost of a trustee’s sale guarantee and other title costs, recording 

costs, posting and publishing costs, sale costs, mailing costs, express delivery costs 

and skip trace fees, the association or person acting on behalf of an association may 

recover from the unit’s owner the actual costs incurred without any increase or 

markup. 

     4.  If an association or a person acting on behalf of an association is attempting to 

collect a past due obligation from a unit’s owner, the association or person acting on 

behalf of an association may recover from the unit’s owner: 

     (a) Reasonable management company fees which may not exceed a total of $200; 

and 

     (b) Reasonable attorney’s fees and actual costs, without any increase or markup, 

incurred by the association for any legal services which do not include an activity 

described in subsection 2. 

     5.  If an association or a person acting on behalf of an association to collect a past 

due obligation of a unit’s owner is engaging in the activities set forth in NRS 

116.31162 to 116.31168, inclusive, with respect to more than 25 units owned by the 

same unit’s owner, the association or person acting on behalf of an association may 

not charge the unit’s owner fees to cover the costs of collecting a past due obligation 

which exceed a total of $1,950 multiplied by the number of units for which such 

activities are occurring, as reduced by an amount set forth in a resolution adopted by 

the executive board, plus the costs and fees described in subsections 3 and 4. 

     6.  For a one-time period of 15 business days immediately following a request for 

a payoff amount from the unit’s owner or his or her agent, no fee to cover the cost of 

collecting a past due obligation may be charged to the unit’s owner, except for the fee 

described in paragraph (q) of subsection 2 and any other fee to cover any cost of 

collecting a past due obligation which is imposed because of an action required by 

statute to be taken within that 15-day period. 

     7.  As used in this section, “affiliate of the community manager of the association 

or of an agent of the association” means any person who controls, is controlled by or 

http://www.leg.state.nv.us/NRS/NRS-116.html#NRS116Sec31162
http://www.leg.state.nv.us/NRS/NRS-116.html#NRS116Sec31162
http://www.leg.state.nv.us/NRS/NRS-116.html#NRS116Sec31168
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is under common control with a community manager or such agent. For the purposes 

of this subsection: 

     (a) A person “controls” a community manager or agent if the person: 

          (1) Is a general partner, officer, director or employer of the community 

manager or agent; 

          (2) Directly or indirectly or acting in concert with one or more other persons, or 

through one or more subsidiaries, owns, controls, holds with power to vote or holds 

proxies representing, more than 20 percent of the voting interest in the community 

manager or agent; 

          (3) Controls in any manner the election of a majority of the directors of the 

community manager or agent; or 

          (4) Has contributed more than 20 percent of the capital of the community 

manager or its agent. 

     (b) A person “is controlled by” a community manager or agent if the community 

manager or agent: 

          (1) Is a general partner, officer, director or employer of the person; 

          (2) Directly or indirectly or acting in concert with one or more other persons, or 

through one or more subsidiaries, owns, controls, holds with power to vote or holds 

proxies representing, more than 20 percent of the voting interest in the person; 

          (3) Controls in any manner the election of a majority of the directors of the 

person; or 

          (4) Has contributed more than 20 percent of the capital of the person. 

     (c) Control does not exist if the powers described in this subsection are held solely 

as security for an obligation and are not exercised. 

     (Added to NAC by Comm’n for Common-Interest Communities & Condo. Hotels 

by R199-09, eff. 5-5-2011) 

 


