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Questions & Comments: Robert Rules Presentation 

1. Please define the meaning of  Governing documents, CC&R’s, Bylaws 

NRS 116.049  “Governing documents” defined.  “Governing documents” means: 

      1.  The declaration for the common-interest community; 

      2.  The articles of incorporation, articles of association, articles of organization, certificate of registration, 

certificate of limited partnership, certificate of trust or other documents that are used to organize the association for 

the common-interest community; 

      3.  The bylaws and rules of the association; and 

      4.  Any other documents that govern the operation of the common-interest community or the association. 

      (Added to NRS by 1997, 3111; A 2005, 2587) 

 

Bylaws – The internal “laws” that govern the affairs of a private organization, notably a 

homeowners association. (Ex.  Bylaws of associations must contain the number of the 

members of the executive board, and the titles of the officers of the association. ) 

   NRS 116.3106  Bylaws. 
      1.  The bylaws of the association must: 

      (a) Provide the number of members of the executive board and the titles of the officers of the association; 

      (b) Provide for election by the executive board of a president, treasurer, secretary and any other officers of the 

association the bylaws specify; 

      (c) Specify the qualifications, powers and duties, terms of office and manner of electing and removing officers 

of the association and members of the executive board and filling vacancies; 

      (d) Specify the powers the executive board or the officers of the association may delegate to other persons or to 

a community manager; 

      (e) Specify the officers who may prepare, execute, certify and record amendments to the declaration on behalf 

of the association; 

      (f) Provide procedural rules for conducting meetings of the association; 

      (g) Specify a method for the units’ owners to amend the bylaws; 

      (h) Provide procedural rules for conducting elections; 

      (i) Contain any provision necessary to satisfy requirements in this chapter or the declaration concerning 

meetings, voting, quorums and other activities of the association; and 

      (j) Provide for any matter required by law of this State other than this chapter to appear in the bylaws of 

organizations of the same type as the association. 

      2.  Except as otherwise provided in this chapter or the declaration, the bylaws may provide for any other 

necessary or appropriate matters, including, without limitation, matters that could be adopted as rules. 

      3.  The bylaws must be written in plain English. 

      (Added to NRS by 1991, 562; A 1993, 2368; 1997, 3117; 2003, 2232; 2011, 2436 

Declaration of Covenants, Conditions and Restrictions (CC&Rs) –   The document that 

creates a common-interest community and, with its articles of incorporation. The 

declaration states the purpose and scope of the community, describes the real estate and 

improvements it encompasses, and outlines the types of rules and regulations an 

association may have. 

    NRS 116.41095 Required form of information statement.  

    2.  YOU ARE AGREEING TO RESTRICTIONS ON HOW YOU CAN USE YOUR PROPERTY? 

These restrictions are contained in a document known as the Declaration of Covenants, Conditions and 

Restrictions. The CC&Rs become a part of the title to your property. They bind you and every future owner 

https://www.leg.state.nv.us/Statutes/69th/Stats199721.html#Stats199721page3111
https://www.leg.state.nv.us/Statutes/73rd/Stats200525.html#Stats200525page2587
https://www.leg.state.nv.us/Statutes/66th/Stats199103.html#Stats199103page562
https://www.leg.state.nv.us/Statutes/67th/Stats199311.html#Stats199311page2368
https://www.leg.state.nv.us/Statutes/69th/Stats199721.html#Stats199721page3117
https://www.leg.state.nv.us/Statutes/72nd/Stats200318.html#Stats200318page2232
https://www.leg.state.nv.us/Statutes/76th2011/Stats201120.html#Stats201120page2436
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of the property whether or not you have read them or had them explained to you. The CC&Rs, together with 

other “governing documents” (such as association bylaws and rules and regulations), are intended to preserve 

the character and value of properties in the community, but may also restrict what you can do to improve or 

change your property and limit how you use and enjoy your property. By purchasing a property encumbered 

by CC&Rs, you are agreeing to limitations that could affect your lifestyle and freedom of choice. You should 

review the CC&Rs, and other governing documents before purchasing to make sure that these limitations and 

controls are acceptable to you. Certain provisions in the CC&Rs and other governing documents may be 

superseded by contrary provisions of chapter 116 of the Nevada Revised Statutes. The Nevada Revised 

Statutes are available at the Internet address http://www.leg.state.nv.us/nrs/. 

               

 NRS 116.2101  Creation of common-interest communities.  A common-interest community may be created 

pursuant to this chapter only by recording a declaration executed in the same manner as a deed and, in a cooperative, 

by conveying the real estate subject to that declaration to the association. The declaration must be recorded in every 

county in which any portion of the common-interest community is located and must be indexed in the grantee’s 

index in the name of the common-interest community and the association and in the grantor’s index in the name of 

each person executing the declaration. 

      (Added to NRS by 1991, 543) 

 NRS 116.2105  Contents of declaration. 
      1.  The declaration must contain: 

      (a) The names of the common-interest community and the association and a statement that the common-interest 

community is either a condominium, cooperative or planned community; 

      (b) The name of every county in which any part of the common-interest community is situated; 

      (c) A legally sufficient description of the real estate included in the common-interest community; 

      (d) A statement of the maximum number of units that the declarant reserves the right to create; 

      (e) In a condominium or planned community, a description of the boundaries of each unit created by the 

declaration, including the unit’s identifying number or, in a cooperative, a description, which may be by plats, of 

each unit created by the declaration, including the unit’s identifying number, its size or number of rooms, and its 

location within a building if it is within a building containing more than one unit; 

      (f) A description of any limited common elements, other than those specified in subsections 2 and 4 of NRS 

116.2102, as provided in paragraph (g) of subsection 2 of NRS 116.2109 and, in a planned community, any real 

estate that is or must become common elements; 

      (g) A description of any real estate, except real estate subject to developmental rights, that may be allocated 

subsequently as limited common elements, other than limited common elements specified in subsections 2 and 4 

of NRS 116.2102, together with a statement that they may be so allocated; 

      (h) A description of any developmental rights and other special declarant’s rights reserved by the declarant, 

together with a legally sufficient description of the real estate to which each of those rights applies, and a time limit 

within which each of those rights must be exercised; 

      (i) If any developmental right may be exercised with respect to different parcels of real estate at different times, 

a statement to that effect together with: 

             (1) Either a statement fixing the boundaries of those portions and regulating the order in which those 

portions may be subjected to the exercise of each developmental right or a statement that no assurances are made in 

those regards; and 

             (2) A statement whether, if any developmental right is exercised in any portion of the real estate subject to 

that developmental right, that developmental right must be exercised in all or in any other portion of the remainder 

of that real estate; 

      (j) Any other conditions or limitations under which the rights described in paragraph (h) may be exercised or 

will lapse; 

      (k) An allocation to each unit of the allocated interests in the manner described in NRS 116.2107; 

      (l) Any restrictions: 

             (1) On use, occupancy and alienation of the units; and 

             (2) On the amount for which a unit may be sold or on the amount that may be received by a unit’s owner on 

sale, condemnation or casualty to the unit or to the common-interest community, or on termination of the common-

interest community; 

https://www.leg.state.nv.us/NRS/NRS-116.html#NRS116
https://www.leg.state.nv.us/Statutes/66th/Stats199103.html#Stats199103page543
https://www.leg.state.nv.us/NRS/NRS-116.html#NRS116Sec2102
https://www.leg.state.nv.us/NRS/NRS-116.html#NRS116Sec2102
https://www.leg.state.nv.us/NRS/NRS-116.html#NRS116Sec2109
https://www.leg.state.nv.us/NRS/NRS-116.html#NRS116Sec2102
https://www.leg.state.nv.us/NRS/NRS-116.html#NRS116Sec2107
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      (m) The file number and book or other information for recorded easements and licenses appurtenant to or 

included in the common-interest community or to which any portion of the common-interest community is or may 

become subject by virtue of a reservation in the declaration; and 

      (n) All matters required by NRS 116.2106 to 116.2109, inclusive, 116.2115, 116.2116 and 116.31032. 

      2.  The declaration may contain any other matters the declarant considers appropriate. 

      (Added to NRS by 1991, 544; A 1993, 2357; 2009, 1611; 2011, 2421) 

___________________________________________________________________________________ 

2. Does the Division accept audio recordings for complaints? 

Complainant can provide whatever evidence he/she deems necessary to support the alleged 

violation. 

______________________________________________________________________________ 

3. Comment NRS states “allowance for doubt” included in budget. No there is no statements 

within NRS 116 or NAC 116 stating “allowance for doubt”.   

 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. 
      1.  Until the association makes an assessment for common expenses, the declarant shall pay all 

common expenses. After an assessment has been made by the association, assessments must be made at 

least annually, based on a budget adopted at least annually by the association in accordance with the 

requirements set forth in NRS 116.31151. Unless the declaration imposes more stringent standards, the 

budget must include a budget for the daily operation of the association and a budget for the reserves 

required by paragraph (b) of subsection 2. 

      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. 

      4.  Except as otherwise provided in the governing documents: 

     (a) Any common expense associated with the maintenance, repair, restoration or replacement of a 

limited common element must be assessed against the units to which that limited common element is 

assigned, equally, or in any other proportion the declaration provides; 

https://www.leg.state.nv.us/NRS/NRS-116.html#NRS116Sec2106
https://www.leg.state.nv.us/NRS/NRS-116.html#NRS116Sec2109
https://www.leg.state.nv.us/NRS/NRS-116.html#NRS116Sec2115
https://www.leg.state.nv.us/NRS/NRS-116.html#NRS116Sec2116
https://www.leg.state.nv.us/NRS/NRS-116.html#NRS116Sec31032
https://www.leg.state.nv.us/Statutes/66th/Stats199103.html#Stats199103page544
https://www.leg.state.nv.us/Statutes/67th/Stats199311.html#Stats199311page2357
https://www.leg.state.nv.us/Statutes/75th2009/Stats200916.html#Stats200916page1611
https://www.leg.state.nv.us/Statutes/76th2011/Stats201120.html#Stats201120page2421
https://www.leg.state.nv.us/NRS/NRS-116.html#NRS116Sec31151
https://www.leg.state.nv.us/NRS/NRS-116.html#NRS116Sec2107
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      (b) Any common expense benefiting fewer than all of the units or their owners may be assessed 

exclusively against the units or units’ owners benefited; and 

      (c) The costs of insurance must be assessed in proportion to risk and the costs of utilities must be 

assessed in proportion to usage. 

      5.  Assessments to pay a judgment against the association may be made only against the units in the 

common-interest community at the time the judgment was entered, in proportion to their liabilities for 

common expenses. 

      6.  If damage to a unit or other part of the common-interest community, or if any other common 

expense is caused by the willful misconduct or gross negligence of any unit’s owner, tenant or invitee of a 

unit’s owner or tenant, the association may assess that expense exclusively against his or her unit, even if 

the association maintains insurance with respect to that damage or common expense, unless the damage or 

other common expense is caused by a vehicle and is committed by a person who is delivering goods to, or 

performing services for, the unit’s owner, tenant or invitee of the unit’s owner or tenant. 

      7.  The association of a common-interest community created before January 1, 1992, is not required to 

make an assessment against a vacant lot located within the community that is owned by the declarant. 

      8.  If liabilities for common expenses are reallocated, assessments for common expenses and any 

installment thereof not yet due must be recalculated in accordance with the reallocated liabilities. 

      9.  The association shall provide written notice to each unit’s owner of a meeting at which an 

assessment for a capital improvement is to be considered or action is to be taken on such an assessment at 

least 21 calendar days before the date of the meeting. 

      (Added to NRS by 1991, 567; A 1993, 2371; 1995, 2230; 1997, 3119, 3120; 1999, 3008; 2001, 

2491; 2005, 2603; 2009, 1734, 2805, 2892; 2011, 2447) 

 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. 
      1.  Except as otherwise provided in subsection 2 and unless the declaration of a common-interest community 

imposes more stringent standards, the executive board shall, not less than 30 days or more than 60 days before the 

beginning of the fiscal year of the association, prepare and distribute to each unit’s owner a copy of: 

      (a) The budget for the daily operation of the association. The budget must include, without limitation, the 

estimated annual revenue and expenditures of the association and any contributions to be made to the reserve 

account of the association. 

      (b) The budget to provide adequate funding for the reserves required by paragraph (b) of subsection 2 of NRS 

116.3115. The budget must include, without limitation: 

             (1) The current estimated replacement cost, estimated remaining life and estimated useful life of each major 

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

obligated to maintain, repair, replace or restore; 

             (2) As of the end of the fiscal year for which the budget is prepared, the current estimate of the amount of 

cash reserves that are necessary, and the current amount of accumulated cash reserves that are set aside, to repair, 

replace or restore 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; 

             (3) A statement as to whether the executive board has determined or anticipates that the levy of one or more 

special assessments will be necessary to repair, replace or restore any major component of the common elements or 

any other portion of the common-interest community that the association is obligated to maintain, repair, replace or 

restore or to provide adequate funding for the reserves designated for that purpose; and 

             (4) A general statement describing the procedures used for the estimation and accumulation of cash reserves 

pursuant to subparagraph (2), including, without limitation, the qualifications of the person responsible for the 

preparation of the study of the reserves required by NRS 116.31152. 

      2.  In lieu of distributing copies of the budgets of the association required by subsection 1, the executive board 

may distribute to each unit’s owner a summary of those budgets, accompanied by a written notice that: 

      (a) The budgets are available for review at the business office of the association or some other suitable location 

within the county where the common-interest community is situated or, if it is situated in more than one county, 

within one of those counties but not to exceed 60 miles from the physical location of the common-interest 

community; and 

      (b) Copies of the budgets will be provided upon request. 

      3.  Within 60 days after adoption of any proposed budget for the common-interest community, the executive 

board shall provide a summary of the proposed budget to each unit’s owner and shall set a date for a meeting of the 

https://www.leg.state.nv.us/Statutes/66th/Stats199103.html#Stats199103page567
https://www.leg.state.nv.us/Statutes/67th/Stats199311.html#Stats199311page2371
https://www.leg.state.nv.us/Statutes/68th/Stats199512.html#Stats199512page2230
https://www.leg.state.nv.us/Statutes/69th/Stats199721.html#Stats199721page3119
https://www.leg.state.nv.us/Statutes/69th/Stats199721.html#Stats199721page3120
https://www.leg.state.nv.us/Statutes/70th/Stats199919.html#Stats199919page3008
https://www.leg.state.nv.us/Statutes/71st/Stats200117.html#Stats200117page2491
https://www.leg.state.nv.us/Statutes/71st/Stats200117.html#Stats200117page2491
https://www.leg.state.nv.us/Statutes/73rd/Stats200525.html#Stats200525page2603
https://www.leg.state.nv.us/Statutes/75th2009/Stats200917.html#Stats200917page1734
https://www.leg.state.nv.us/Statutes/75th2009/Stats200927.html#Stats200927page2805
https://www.leg.state.nv.us/Statutes/75th2009/Stats200928.html#Stats200928page2892
https://www.leg.state.nv.us/Statutes/76th2011/Stats201120.html#Stats201120page2447
https://www.leg.state.nv.us/NRS/NRS-116.html#NRS116Sec3115
https://www.leg.state.nv.us/NRS/NRS-116.html#NRS116Sec3115
https://www.leg.state.nv.us/NRS/NRS-116.html#NRS116Sec31152


5 
 

units’ owners to consider ratification of the proposed budget not less than 14 days or more than 30 days after the 

mailing of the summaries. Unless at that meeting a majority of all units’ owners, or any larger vote specified in the 

declaration, reject the proposed budget, the proposed budget is ratified, whether or not a quorum is present. If the 

proposed budget is rejected, the periodic budget last ratified by the units’ owners must be continued until such time 

as the units’ owners ratify a subsequent budget proposed by the executive board. 

      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. 

      (Added to NRS by 1999, 2993; A 2003, 2241; 2005, 2605; 2009, 1205, 1735, 2806) 

 

4.  

NAC 116.415  Contents of budget to maintain reserve. (NRS 116.31151, 116.615)  An 
executive board shall, in addition to the requirements set forth in paragraph (b) of subsection 1 
of NRS 116.31151, include in the budget to maintain the reserve: 
     1.  An estimate of the amount of reserve funds necessary in the projected fiscal year, based 
on comparative bids or industry standards, to complete the repairs, replacement or 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 as 
recommended in the study of reserves conducted pursuant to NRS 116.31152; and 

     2.  If the projected balance of the reserve account at the end of the budgeted fiscal year is less 
than the amount required to adequately fund the reserves on a reasonable basis at the end of the 
budgeted fiscal year, as determined by the study of reserves conducted pursuant to NRS 116.31152: 

     (a)  The reason for the difference; and 
     (b)  How this difference is proposed to be resolved by the executive board. 
     (Added to NAC by Comm’n for Common-Interest Communities by R129-04, eff. 4-14-2005; A 
by Comm’n for Common-Interest Communities & Condo. Hotels by R135-09, 8-13-2010) 

  NAC 116.425  Reserve study: Contents. (NRS 116.31152, 116.615) 
     1.  A reserve study must, in addition to the requirements set forth in NRS 116.31152, 
include: 
     (a)  A copy of the component inventory from the previous reserve study if such copy was 
provided by the executive board to the person conducting the reserve study; 
     (b)  A 30-year schedule which shows: 
          (1)  The projected increase in assessments that will be required in any given year to 
provide an adequately funded reserve; 
          (2)  The projected inflation and estimated interest income from the reserve fund; and 
          (3)  The projected ending balance of the reserve fund; 
     (c)  The names and credentials of any consultants and other persons with expertise used to 
assist in the preparation of the reserve study; 
     (d)  Any written reports prepared by consultants and other persons with expertise; 
     (e)  If there are any conflicting recommendations of the consultants or other persons with 
expertise while preparing the reserve study, a written explanation as to which 
recommendations are selected and the reasons for their selection; 

https://www.leg.state.nv.us/Statutes/70th/Stats199919.html#Stats199919page2993
https://www.leg.state.nv.us/Statutes/72nd/Stats200318.html#Stats200318page2241
https://www.leg.state.nv.us/Statutes/73rd/Stats200525.html#Stats200525page2605
https://www.leg.state.nv.us/Statutes/75th2009/Stats200912.html#Stats200912page1205
https://www.leg.state.nv.us/Statutes/75th2009/Stats200917.html#Stats200917page1735
https://www.leg.state.nv.us/Statutes/75th2009/Stats200927.html#Stats200927page2806
http://www.leg.state.nv.us/NRS/NRS-116.html#NRS116Sec31151
http://www.leg.state.nv.us/NRS/NRS-116.html#NRS116Sec615
http://www.leg.state.nv.us/NRS/NRS-116.html#NRS116Sec31151
http://www.leg.state.nv.us/NRS/NRS-116.html#NRS116Sec31152
http://www.leg.state.nv.us/NRS/NRS-116.html#NRS116Sec31152
http://www.leg.state.nv.us/NRS/NRS-116.html#NRS116Sec31152
http://www.leg.state.nv.us/NRS/NRS-116.html#NRS116Sec615
http://www.leg.state.nv.us/NRS/NRS-116.html#NRS116Sec31152
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     (F)  The number of units in the association; 
     (G)  A general statement describing the current status of the reserve fund; 
     (h) A general statement describing the objectives of the reserve study and the methods used 
in computing and evaluating the current status of the reserve fund; 
     (i) A statement of the beginning and the end of the fiscal year for which the reserve study is 
prepared; 
     (j) A projection of the initial balance of the reserve fund; 

     (k) A general statement describing the development or computation of the initial balance of the 
reserve fund; 

     (l) A tabular statement showing the remaining useful life of each major component of the 
common elements from the time of each component’s initial installation; 
     (m) A general statement prepared in accordance with generally accepted accounting 
principles describing the objectives of the funding plan that is designed to allocate the costs for 
the repair, replacement and restoration of the major components of the common elements and 
the methods used in carrying out the funding plan, and discussing, where applicable: 
          (1) Cash flow; 
          (2) Full funding; 
          (3) Threshold funding; and 
          (4) Baseline funding; 
     (n) A statement identifying the sources relied upon to obtain an estimate for the cost to 
repair, replace or restore a major component of the common elements; 
     (o) A detailed description of the type of reserve study that was performed and the level of 
service accorded to the reserve study, including whether the reserve study was: 
          (1) A full reserve study; 
         (2) An update to a previous reserve study made pursuant to a visit to the site of the 
common-interest community; or 
         (3) An update to a previous reserve study made without a visit to the site of the common-
interest community; 
     (p) The disclosures set forth in NAC 116.430; and 
     (q) A statement, prominently displayed, which reads substantially as follows: 
  

      The projected life expectancy of the major components and the funding needs of the reserves of 
the association are based upon the association performing appropriate routine and preventative 
maintenance for each major component. Failure to perform such maintenance can negatively 
impact the remaining useful life of the major components and dramatically increase the funding 
needs of the reserves of the association. 

  
     2.  As used in this section, “adequately funded reserve” means the funds sufficient to 
maintain the common elements: 
    (a) At the level described in the governing documents and in a reserve study; and 
     (b) Without using the funds from the operating budget or without special assessments, 
except for occurrences that are a result of unforeseen catastrophic events. 
     (Added to NAC by Comm’n for Common-Interest Communities by R129-04, eff. 4-14-2005; A 
by Comm’n for Common-Interest Communities & Condo. Hotels by R145-06, 4-17-2008) 

 

 

http://www.leg.state.nv.us/nac/nac-116.html#NAC116Sec430
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5. Suggestions if visible can no longer read the Bylaws( been copied too many times) 

Contact your community manager and request a new copy. 

____________________________________________________________________________________ 

6. Can tenants be given the agenda or able to speak at a meeting? 

NRS 116 does not prohibit or require meeting agenda be provided to tenants, nor does it require the 
board to allow a tenant to speak at a meeting.  But the board may allow a tenant to review the agenda 
and speak at a board meeting. 

 

NRS 116.311 Voting by units’ owners; use of absentee ballots and proxies; voting 

by lessees of leased units; association prohibited from voting as owner of unit; 

voting without a meeting. 

10. If the declaration requires that votes on specified matters affecting the 

common-interest community must be cast by the lessees of leased units rather 

than the units’ owners who have leased the units: 

(a) This section applies to the lessees as if they were the units’ owners; 

(b) The units’ owners who have leased their units to the lessees may not cast 

votes on those specified matters; 

(c) The lessees are entitled to notice of meetings, access 

to records and other rights respecting those matters as if 

they were the units’ owners; and 

 ____________________________________________________________________ 

7. Can flash drives or cassettes be used to send minutes? Answer: Yes 

  NRS 116.3108  Meetings of units’ owners of association;  

  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. 

 

    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. 
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NRS 116.31083  Meetings of executive board; frequency of meetings; periodic review of certain financial and 

legal matters at meetings; requirements concerning minutes of meetings; right of units’ owners to make audio 

recordings of certain meetings. 

 4.  The notice of a meeting of the executive board must state the time and place of the meeting and include a copy 

of the agenda for the meeting or the date on which and the locations where copies of the agenda may be 

conveniently obtained by the units’ owners. The notice must include notification of the right of a unit’s owner to: 

      (a) Have a copy of the audio recording, 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. 

  7.  The secretary or other officer specified in the bylaws shall cause each meeting of the executive board to be 

audio recorded and the minutes to be recorded or otherwise taken at each meeting of the executive board, but if 

the executive board is meeting in executive session, the meeting must not be audio recorded. Not more than 30 

days after each such meeting, the secretary or other officer specified in the bylaws shall cause the audio recording 

of the meeting, the minutes of the meeting and 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 audio recording, 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. 

_______________________________________________________________________________________ 

8. How many times must a unit owner be allowed to speak at unit owners meeting and executive 

board meetings? 

Unit owners-at least once 

Executive Board meeting- at least beginning and end 

 

NRS 116.3108  Meetings of units’ owners of association;  

 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). 

 

 

 

 NRS 116.31083  Meetings of executive board;  

 5.  The agenda of the meeting of the executive board must comply with the provisions of subsection 4 

of NRS 116.3108. A period required to be devoted to comments by the units’ owners and discussion of 
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those comments must be scheduled for both the beginning and the end of each meeting. During the 

period devoted to comments by the units’ owners and discussion of those comments at the beginning of 

each meeting, comments by the units’ owners and discussion of those comments must be limited to items 

listed on the agenda.  

 

9. Does the NRS state how much “depth” of parliamentary procedure must be listed to members? 

No NRS does not state how much “depth” or which actual procedures are required when using 

Roberts Rules. First check the association’s bylaws and if governing documents are silent, you 

may want to have new polices put in place regarding parliamentary procedure. 

______________________________________________________________________________ 

10. Can you explain if amendments can be made for agenda items for owners   meetings, executive 

board meetings? 

Unit meeting agendas list action items, if changes must be made, a new agenda would need to 

be created and resent out to the owners not less than 15 days before the date of the meeting. 

 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. 
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      (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). 

 

Executive Board meeting agendas- can be changed up to the time of the meeting as long as 

owners are informed of the locations where copies of the agenda may be conveniently obtained 

by the unit’s owners. 

 NRS 116.31083  Meetings of executive board; frequency of meetings; periodic review of certain financial 

and legal matters at meetings; requirements concerning minutes of meetings; right of units’ owners to make 

audio recordings of certain meetings. 
      1.  A meeting of the executive board must be held at least once every quarter, and not less than once every 100 

days and must be held at a time other than during standard business hours at least twice annually. 

      2.  Except in an emergency or unless the bylaws of an association require a longer period of notice, the 

secretary or other officer specified in the bylaws of the association shall, not less than 10 days before the date of a 

meeting of the executive board, cause notice of the meeting to be given to the units’ owners. Such notice must be: 

      (a) Given to the units’ owners in the manner set forth in NRS 116.31068; or 

      (b) Published in a newsletter or other similar publication that is circulated to each unit’s owner. 

      3.  In an emergency, the secretary or other officer specified in the bylaws of the association shall, if practicable, 

cause notice of the meeting to be sent prepaid by United States mail to the mailing address of each unit within the 

common-interest community. If delivery of the notice in this manner is impracticable, the notice must be hand-

delivered to each unit within the common-interest community or posted in a prominent place or places within the 

common elements of the association. 

 

______________________________________________________________________________ 

11.  FYI: NRS116 vs NAC116 

 A Common-Interest Community is defined as real estate described in a declaration with respect to which a 
person, by virtue of the person’s ownership of a unit, is obligated to pay for a share of real estate taxes, 
insurance premiums, maintenance or improvement of, or services or other expenses related to, common 
elements, other units or other real estate described in that declaration. 

Nevada Revised Statutes Chapter 116, "Common-Interest Ownership (Uniform Act)," is the set of laws that 
govern Common-Interest Communities. 

Nevada Administrative Code Chapter 116, "Management of Common-Interest Community," as the name would 
imply, regulates how Common-Interest Communities are to be managed. 

  
 

https://www.leg.state.nv.us/NRS/NRS-116.html#NRS116Sec31068
http://www.leg.state.nv.us/NRS/NRS-116.html
http://www.leg.state.nv.us/NAC/NAC-116.html

