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 This presentation provides a shorten version 
of the statutes within NRS116.

 For the full statute refer to the listed statute 
number provided in the slide
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 NRS 116.3108 Meetings of units’ owners of association; frequency of 
meetings 
(slide 7)

 NRS 116.3108 Meetings of units’ owners of association; special 
meeting (slide 8)

 NRS 116.3108 Meetings of units’ owners of association; notice of the 
meeting
(slide 10)

 NRS 116.3108 Meetings of units’ owners of association; agenda
(slide12 )

 NRS 116.3108 Meetings of units’ owners of association; minutes  (slide 
14)
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 NRS 116.3108 Meetings of units’ owners of 
association; content of the minutes (slide 16 )

 NRS 116.3108 Meetings of units’ owners of 
association; audiotape meeting(slide 19)

 NRS 116.3108 Meetings of units’ owners of 
association; approval of minutes (slide 20)

 NRS 116.3108 Meetings of units’ owners of 
association; meaning of “emergency”   (slide 21)
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Unit-Owners’ Meetings
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A meeting of the units’ owners must be held at least 
once each year at a time and place stated in or fixed in 
accordance with the bylaws.

If the governing documents do not designate an annual 
meeting date of the units’ owners, a meeting of the 
units’ owners must be held 1 year after the date of the 
last meeting of the units’ owners. 

If the units’ owners have not held a meeting for 1 year, 
a meeting of the units’ owners must be held on the 
following March 1.
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An association shall hold a special meeting of 
the units’ owners to address any matter affecting 
the common-interest community

or

the association if its president, a majority of the 
executive board or units’ owners constituting at 

least 10 percent, or any lower percentage specified 
in the bylaws, of the total number of votes in the 
association request that the secretary call such a 

meeting
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To call a special meeting, the units’ owners must 
submit a written petition which is signed by the 
required percentage of the total number of voting 
members of the association

If the petition calls for a special meeting, the 
executive board shall set the date for the special 
meeting so that the special meeting is held not less 
than 15 days or more than 60 days after the date on 
which the petition is received. 

The association shall not adopt any rule or regulation 
which prevents or unreasonably interferes with the 
collection of the required percentage of signatures
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Not less than 15 days or more than 60 days in 
advance of any meeting of the units’ owners, 
the secretary or other officer specified in the 
bylaws shall cause notice of the meeting to be 
given to the units’ owners

The notice of the meeting must state the time 
and place of the meeting and include a copy of 
the agenda for the meeting
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The notice must include notification of the right of a 
unit’s owner to:

(a) Have a copy of the minutes or a summary of the 
minutes of the meeting provided to the unit’s owner 
upon request, in electronic format at no charge to the 
unit’s owner or, if the association is unable to provide 
the copy or summary in electronic format, in paper 
format at a cost not to exceed 25 cents per page for the 
first 10 pages, and 10 cents per page thereafter.

(b) Speak to the association or executive board, 
unless the executive board is meeting in executive 
session.
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The agenda for a meeting of the units’ owners must consist 
of:

(a) A clear and complete statement of the topics 
scheduled to be considered during the meeting, including, 
without limitation, any proposed amendment to the 
declaration or bylaws, any fees or assessments to be 
imposed or increased by the association, any budgetary 
changes and any proposal to remove an officer of the 
association or member of the executive board.

(b) A list describing the items on which action may be 
taken and clearly denoting that action may be taken on 
those items.
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A period devoted to comments by units’ 
owners regarding any matter affecting the 
common-interest community or the 
association and discussion of those comments. 

Except in emergencies, no action may be taken 
upon a matter raised under this item of the 
agenda until the matter itself has been 
specifically included on an agenda
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The secretary or other officer specified in 
the bylaws shall cause minutes to be 
recorded or otherwise taken at each 
meeting of the units’ owners.

Not more than 30 days after each such 
meeting, the secretary or other officer 
specified in the bylaws shall cause the 
minutes or a summary of the minutes of the 
meeting to be made available to the units’ 
owners.



A copy of the minutes or a summary of the 
minutes must be provided to any unit’s owner 
upon request, in electronic format at no charge 
to the unit’s owner or, 

if the association is unable to provide the copy 
or summary in electronic format, in paper 
format at a cost not to exceed 25 cents per page 
for the first 10 pages, and 10 cents per page 
thereafter.
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The minutes of each meeting of the units’ owners 
must include:

(a) The date, time and place of the meeting;

(b) The substance of all matters proposed, 
discussed or decided at the meeting; and

(c) The substance of remarks made by any unit’s 
owner at the meeting if the unit’s owner requests 
that the minutes reflect his or her remarks or, if the 
unit’s owner has prepared written remarks, a copy 
of his or her prepared remarks if the unit’s owner 
submits a copy for inclusion.
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The executive board may establish reasonable 
limitations on materials, remarks or other 
information to be included in the minutes of a 
meeting of the units’ owners.

The association shall maintain the minutes of 
each meeting of the units’ owners until the 
common-interest community is terminated
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A unit’s owner may record on audiotape or 
any other means of sound reproduction a 
meeting of the units’ owners if the unit’s owner, 
before recording the meeting, provides notice of 
his or her intent to record the meeting to the 
other units’ owners who are in attendance at the 
meeting.
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The units’ owners may approve, at the annual 
meeting of the units’ owners, the minutes of the 
prior annual meeting of the units’ owners and 
the minutes of any prior special meetings of the 
units’ owners.

A quorum is not required to be present when 
the units’ owners approve the minutes.
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“Emergency” means any occurrence or combination of 
occurrences that:

(a) Could not have been reasonably foreseen;

(b) Affects the health, welfare and safety of the units’ 
owners or residents of the common-interest community;

(c) Requires the immediate attention of, and possible 
action by, the executive board; and

(d) Makes it impracticable to comply with the “Not less 
than 15 days or more than 60 days in advance of any 
meeting of the units’ owners, the secretary or other officer 
specified in the bylaws shall cause notice of the meeting”
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REFERENCE SLIDE
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NRS 116.3108 Meetings of units’ owners of association; frequency of meetings; calling special meetings; requirements concerning notice and agendas; requirements concerning 
minutes of meetings; right of units’ owners to make audio recordings of meetings.

1. A meeting of the units’ owners must be held at least once each year at a time and place stated in or fixed in accordance with the bylaws. If the governing documents do not 
designate an annual meeting date of the units’ owners, a meeting of the units’ owners must be held 1 year after the date of the last meeting of the units’ owners. If the units’ owners 
have not held a meeting for 1 year, a meeting of the units’ owners must be held on the following March 1.

2. An association shall hold a special meeting of the units’ owners to address any matter affecting the common-interest community or the association if its president, a majority of 
the executive board or units’ owners constituting at least 10 percent, or any lower percentage specified in the bylaws, of the total number of votes in the association request that the 
secretary call such a meeting. To call a special meeting, the units’ owners must submit a written petition which is signed by the required percentage of the total number of voting 
members of the association pursuant to this subsection and which is mailed, return receipt requested, or served by a process server to the executive board or the community manager 
for the association. If the petition calls for a special meeting, the executive board shall set the date for the special meeting so that the special meeting is held not less than 15 days or 
more than 60 days after the date on which the petition is received. The association shall not adopt any rule or regulation which prevents or unreasonably interferes with the collection of 
the required percentage of signatures for a petition pursuant to this subsection.

3. Not less than 15 days or more than 60 days in advance of any meeting of the units’ owners, the secretary or other officer specified in the bylaws shall cause notice of the 
meeting to be given to the units’ owners in the manner set forth in NRS 116.31068. The notice of the meeting must state the time and place of the meeting and include a copy of the 
agenda for the meeting. The notice must include notification of the right of a unit’s owner to:

(a) Have a copy of the minutes or a summary of the minutes of the meeting provided to the unit’s owner upon request, in electronic format at no charge to the unit’s owner or, if 
the association is unable to provide the copy or summary in electronic format, in paper format at a cost not to exceed 25 cents per page for the first 10 pages, and 10 cents per page 
thereafter.

(b) Speak to the association or executive board, unless the executive board is meeting in executive session.

4. The agenda for a meeting of the units’ owners must consist of:

(a) A clear and complete statement of the topics scheduled to be considered during the meeting, including, without limitation, any proposed amendment to the declaration or 
bylaws, any fees or assessments to be imposed or increased by the association, any budgetary changes and any proposal to remove an officer of the association or member of the 
executive board.

(b) A list describing the items on which action may be taken and clearly denoting that action may be taken on those items. In an emergency, the units’ owners may take action on 
an item which is not listed on the agenda as an item on which action may be taken.

(c) A period devoted to comments by units’ owners regarding any matter affecting the common-interest community or the association and discussion of those comments. Except in 
emergencies, no action may be taken upon a matter raised under this item of the agenda until the matter itself has been specifically included on an agenda as an item upon which 
action may be taken pursuant to paragraph (b).

5. The secretary or other officer specified in the bylaws shall cause minutes to be recorded or otherwise taken at each meeting of the units’ owners. Not more than 30 days after 
each such meeting, the secretary or other officer specified in the bylaws shall cause the minutes or a summary of the minutes of the meeting to be made available to the units’ owners. 
Except as otherwise provided in this subsection, a copy of the minutes or a summary of the minutes must be provided to any unit’s owner upon request, in electronic format at no 
charge to the unit’s owner or, if the association is unable to provide the copy or summary in electronic format, in paper format at a cost not to exceed 25 cents per page for the first 10 
pages, and 10 cents per page thereafter.

6. Except as otherwise provided in subsection 7, the minutes of each meeting of the units’ owners must include:

(a) The date, time and place of the meeting;

(b) The substance of all matters proposed, discussed or decided at the meeting; and

(c) The substance of remarks made by any unit’s owner at the meeting if the unit’s owner requests that the minutes reflect his or her remarks or, if the unit’s owner has prepared 
written remarks, a copy of his or her prepared remarks if the unit’s owner submits a copy for inclusion.

7. The executive board may establish reasonable limitations on materials, remarks or other information to be included in the minutes of a meeting of the units’ owners.

8. The association shall maintain the minutes of each meeting of the units’ owners until the common-interest community is terminated.

9. A unit’s owner may record on audiotape or any other means of sound reproduction a meeting of the units’ owners if the unit’s owner, before recording the meeting, provides 
notice of his or her intent to record the meeting to the other units’ owners who are in attendance at the meeting.

10. The units’ owners may approve, at the annual meeting of the units’ owners, the minutes of the prior annual meeting of the units’ owners and the minutes of any prior special 
meetings of the units’ owners. A quorum is not required to be present when the units’ owners approve the minutes.

11. As used in this section, “emergency” means any occurrence or combination of occurrences that:

(a) Could not have been reasonably foreseen;

(b) Affects the health, welfare and safety of the units’ owners or residents of the common-interest community;

(c) Requires the immediate attention of, and possible action by, the executive board; and

(d) Makes it impracticable to comply with the provisions of subsection 3 or 4.

(Added to NRS by 1991, 562; A 1995, 2230; 1997, 3118; 1999, 3004; 2001, 470; 2003, 2232, 2270; 2005, 2598; 2009, 2800, 2886, 2920; 2011, 2436)

4/28/2015 23

http://www.leg.state.nv.us/NRS/NRS-116.html#NRS116Sec31068
http://www.leg.state.nv.us/Statutes/66th/Stats199103.html#Stats199103page562
http://www.leg.state.nv.us/Statutes/68th/Stats199512.html#Stats199512page2230
http://www.leg.state.nv.us/Statutes/69th/Stats199721.html#Stats199721page3118
http://www.leg.state.nv.us/Statutes/70th/Stats199919.html#Stats199919page3004
http://www.leg.state.nv.us/Statutes/71st/Stats200103.html#Stats200103page470
http://www.leg.state.nv.us/Statutes/72nd/Stats200318.html#Stats200318page2232
http://www.leg.state.nv.us/Statutes/72nd/Stats200318.html#Stats200318page2270
http://www.leg.state.nv.us/Statutes/73rd/Stats200525.html#Stats200525page2598
http://www.leg.state.nv.us/Statutes/75th2009/Stats200927.html#Stats200927page2800
http://www.leg.state.nv.us/Statutes/75th2009/Stats200928.html#Stats200928page2886
http://www.leg.state.nv.us/Statutes/75th2009/Stats200928.html#Stats200928page2920
http://www.leg.state.nv.us/Statutes/76th2011/Stats201120.html#Stats201120page2436


1. Except as otherwise provided in this section and NRS 116.31034, and except when the governing documents provide 
otherwise, a quorum is present throughout any meeting of the units’ owners if persons entitled to cast 20 percent of the votes in 
the association:

(a) Are present in person;

(b) Are present by proxy;

(c) Have cast absentee ballots in accordance with paragraph (d) of subsection 2 of NRS 116.311; or

(d) Are present by any combination of paragraphs (a), (b) and (c).

2. If the governing documents of an association contain a quorum requirement for a meeting of the association that is 
greater than the 20 percent required by subsection 1 and, after proper notice has been given for a meeting, the members of the 
association who are present in person or by proxy at the meeting are unable to hold the meeting because a quorum is not 
present at the beginning of the meeting, the members who are present in person at the meeting may adjourn the meeting to a 
time that is not less than 48 hours or more than 30 days from the date of the meeting. At the subsequent meeting:

(a) A quorum shall be deemed to be present if the number of members of the association who are present in person or by 
proxy at the beginning of the subsequent meeting equals or exceeds 20 percent of the total number of voting members of the 
association; and

(b) If such a quorum is deemed to be present but the actual number of members who are present in person or by proxy at 
the beginning of the subsequent meeting is less than the number of members who are required for a quorum under the 
governing documents, the members who are present in person or by proxy at the subsequent meeting may take action only on 
those matters that were included as items on the agenda of the original meeting.

Ê The provisions of this subsection do not change the actual number of votes that are required under the governing documents 
for taking action on any particular matter.

3. Unless the governing documents specify a larger number, a quorum of the executive board is present for purposes of 
determining the validity of any action taken at a meeting of the executive board only if individuals entitled to cast a majority of 
the votes on that board are present at the time a vote regarding that action is taken. If a quorum is present when a vote is taken, 
the affirmative vote of a majority of the members present is the act of the executive board unless a greater vote is required by
the declaration or bylaws.

4. Meetings of the association must be conducted in accordance with the most recent edition of Robert’s Rules of Order 
Newly Revised, unless the bylaws or a resolution of the executive board adopted before the meeting provide otherwise.

(Added to NRS by 1991, 563; A 1999, 3006; 2003, 2237; 2011, 2441)
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 Web Site
◦ www.red.state.nv.us

 Phone
◦ 702.486.4480/877.829.9907/775.687.4280

 FAX
◦ 702.486.4520/775.687.4868

 E-Mail
◦ OMBCLASSES@red.state.nv.us

 Office Locations
◦ 2501 East Sahara Ave, Suite 202, Las Vegas, NV 89104
◦ 1179 Fairview Drive, Suite E, Carson City, NV 89701
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