
1 

Letter to Commission regarding Proposed Law Changes for the RS                  3 Pages total 

 

              
        

                Better Reserve Consultants 
 4132 S. Rainbow Blvd, Suite 290                                 4111 Rancheria Drive  

Las Vegas, Nevada 89103                                         Fallon, Nevada 89406 
(702) 605-1200                                                               (775)427-1617 

 
                                                        BetterReserves@cccomm.net 

                                                                    Mari Jo Betterley  
                                                    Nevada State Permit RSS. 0000025 

 
 

TO:  Claudia Rosolen, Commission Coordinator 

  The Commission for Common-Interest Communities and Condominium Hotels 

 

FROM: Mari Jo Betterley, RSS. 0000025 

 

DATE: August 9, 2014 

 

RE:  LCB File No. R050-13 

  Comments on Proposed Changes to Existing Law Relating to Reserve     

  Studies and Reserve Study Specialists 
 
 

Commissioners,  
 
Thank you for this opportunity to address several matters of the proposed changes to the Reserve Study and 
Reserve Study Specialists Law. 
 
Overall, the changes proposed are a very positive step to making Reserve Study Specialist Profession. 
There are, however, a few changes to the proposed regulations that would be beneficial: 
 
Proposed Statute in LCB File No. R050-13 

"For the purposes of paragraph (a) of subsection 1 of NRS 116.31152, the 5-year period for conducting a reserve study 

commences on the date on which the on-site inspection of the major components is performed." 

 

The Start date of the Reserve Study should be the beginning date of the Fiscal Year.  A Reserve Study is a budgeting tool 
that allows an Association to plan for major expenditures in the future.   
 
This budget should coincide with the Operating Budget.  The Study should be completed before or along with the 
Operating Budget so that the Board of Directors may plan their expenses for the next year and the future.   
 
It does not make sense that the Reserve Study Start Date would be some “odd day” in the middle of the year.  The 
Reserve Study Specialist would still use the Fiscal Start Date to plan the “year’s” expenses.  A Reserve Study Specialist 
would not plan for a portion of a year….  For example, if the Site Inspection date were June 1, 2014, we would not 
separate out  6 months time period, and then schedule each future year. We would still “start” the calculations on 
January 1, 2014, or January 1, 2015. 
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The Study should be based on the Estimated Reserve Bank Balance as of the beginning of the Fiscal Start Date.  The Site 
Inspection may take place any time during the preceding year and include costs from work done during that year. 
 

Section 7 Proposed Change 

Proposed Statute LCB File No. R050-13 

Sec. 7.  NAC 116.435 is hereby amended to read as follows: 

 
The Form 609 Submission should also tie in with the Fiscal Year Start Date of the Reserve Study and should be 
due “x” days from the Fiscal Start date of the Study. 
 
Section 7 Proposed Change 

Proposed Statute LCB File No. R050-13 
(k) A table showing the remaining useful life of each major component of the common elements from the time of each 

component’s initial or last installation  

 
The remaining useful life of the Component should be based on the actual condition of the component…not 
necessarily based on the date of the installation.  That is why it is important for a Reserve Study Specialist to 
complete a thorough site inspection. The condition of the component may be different based on wear and 
tear, climate, etc.  
 
Section 7 Proposed Change (C) 

Proposed Statute LCB File No. R050-13 

(I) An inventory and measurement 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 term "measurement" is not always an accurate description of quantifying a major component.  CAI’s  standards 
state "Condition Assessment based upon on-site visual observations" shall be performed.   I propose that the word 
quantify or verify is used. 
 

Full Study vs Update with Site Visit 
At previous Commission Meetings, it was discussed that a Full Reserve Study would not be required every five 
years. Instead, an Update with a Site Visit would be required. 
 
Many Reserve Study Specialist agree that a Full Study with is not necessary, an Update with a Site Inspection 
would be adequate.  However, any type of Study should be conducted more often than every 5 years.   
 
Through this difficult economy, there are many examples of Homeowners Association that are struggling 
financially because their Study was not updated with current costs of products and services through out the 
years.  5 years is just too long. Just look at the recent financial examples with Inflation, Foreclosures, Labor and 
Product costs, etc. that have occurred within the last 5 years.  With Associations who have had more frequent 
“updates” to their Study, the HOA was able to control their budget with real costs and numbers…working 
around the above mentioned economy threats….making their study a “real working tool.”      
 
There are very few HOA’s that have a Reserve Study Update performed within the 5 year time frame. 
 
Five years is just too long to push out the process, especially if we say that the Association no longer needs a 
Full Study. 
 
 



3 

Letter to Commission regarding Proposed Law Changes for the RS                  3 Pages total 

I propose that we follow the lead of most states that require a Full Study in the beginning, an update with a 
Site Inspection every three years, and an annual review/ update of the Study.   
 
This would not necessarily increase the cost to the HOA because the RS would be more familiar with the 
Association and their components, and build a working relationship with the Board of Directors.   
 
I believe that part of my role as a Reserve Study Specialist is education.  I am approved to teach 2 classes 
through the State of Nevada for CE Credits for Community Managers currently, and I will submit many more 
classes for your approval.  It is very evident in my classes that the Managers and Board Members do not truly 
understand the process for a Reserve Study and why it is so important.  I encourage the Managers and Board 
Members to work “hand in hand with the Reserve Study Specialists” to create a Reserve Study that is 
customized to their Association. I tell them that the Board of Directors should believe in the Study and carry it 
with them to every single Board Meeting to make sure that they are following the Study and updating the 
Study with real costs and plans for the future.  The Community Managers and Board Members must take 
ownership with the Reserve Study Specialist to use the Study as a “living document” that evolves and changes 
as the Association changes. 
 
The one thing that I always hear from the attendees, is that the Board will only complete the minimum 
requirement of the Full Study every 5 years.  And many times the Board never looks at the Study again.  Yes, it 
is a requirement of the law to have an annual review of the Study.  But, the Annual Review is often, “well this 
Study doesn’t make any sense now… we will just plan the spending our way”… and that meets the 
requirement of “making changes to the Study as needed.” 
 
Overall I am very pleased with the proposed Law changes.  These changes will make Reserve Study Specialists 
more accountable for their work.  I feel that the requirement for continuing education is great, along with the 
specific information of what should be included in the Study. 
 
Thank you for allowing me to voice my recommendations, 
Mari Jo Betterley, RSS 
 
 


