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dISCLAIMER

0202

�efore we begin, you are reminded that, as training o²cers, we are here to provide 
general information and education on NRSŴN�C 116, N�CŴNRS 116 �&�, and N�C 3Ĩ. 
te do not provide legal advice, interpret the law, or give opinions on individual 
circumstances. 

Kur goal is to to help you learn, understand, and apply the relevant statutes and 
regulations. te want to eîuip you with the Ðnowledge and tools necessary to 
e´ectively manage and live in your commonŎinterest communities.

te will have dedicated time for îuestions and answers towards the end of the class. 
Wlease note that the X&� session is intended to clarify the material covered today and 
not to address specific issues you might be facing. %eel free to Íot down any îuestions 
regarding the class that you may have as we go along, and we will address them during ll address them during ll address them during ll address them during ll address them during 02ll address them during 02
the X&� period. chanÐ you.

2025 Series Nevada Real Estate Division



Introduction
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• �lthough the executive board acts on behalf of the association in accordance with 
the governing documents and applicable law, unit owners have several rights 
pursuant to NRS 116 that must be upheld.

• NRS 116 supersedes provisions of an association’s governing documents that 
violate provisions of NRS 116 őNRS 116.12Ġ6œ1ŔœbŔŒ.

202� Series Nevada Real Estate Division

NRS 116 supersedes provisions of an association’s governing documents that 



Icebreaker
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8hat do you think is a right that unit owners have in 
Nevada's C*Cs 
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Agenda
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01. Icebreaker
02. CC&Rs & .eetings
03. Changes to Unit EYteriors

��� 'inances
��� Records
��� Behavioral 1rohibitions 05
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-earning 0CKectives
By the end of this class participants will:
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1. Learn the rights of unit owners as they relate to the 
CC&Rs, meetings, and notices.

Sarah Chapman

2. Understand unit owners' rights pertaining to certain 
changes of a unit’s exterior.

3. Learn unit owner rights as they relate to an 
association’s finances and records.

4. Explore certain prohibited behavior along with 
additional rights contained in NRS 116.
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Purchasing a home 
in a $I$
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◦ &Ycluding eYemptions under /34 ���.����	�
, each new unit owner who 
purchases into an estaClished community is entitled to receive a resale 
package containing�
ƒ A copy of the declaration 	$$&3s
, Cylaws, rules and regulations. 
ƒ A statement setting forth the monthly assessment and any unpaid 

oCligation of any kind.
ƒ A copy of the current operating Cudget and current year�to�date 

financial statement.

/34 ���.����
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◦ a r&4A-& PA$,A(& .64T A-40 I/$-6%&�
ƒ A statement of any unsatisfied Kudgments or pending legal actions against 

the association and any past due amounts owed Cy the seller.
ƒ A statement of any transfer fees, transaction fees, or any other fees 

associated with the resale of a unit.
ƒ The fine�fee schedule and collection policy.
ƒ A summary of the study of the reserves.

/34 ���.����
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Prior to purchasing a home�
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• 3eview the Before :ou Purchase Property In a 
$ommon�Interest $ommunity %id :ou ,now 	Form 
584)
◦ This is an FAQ form for individuals purchasing a 

home in a $I$, including Cut not limited to�
ƒ 3ight to $ancel
ƒ Property use restrictions
ƒ 3isk of foreclosure
ƒ %isclosure oCligations
ƒ )omeowner rights
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Declared Rights
CC&Rs, Amendments, and .eetings

NE8#D# RE#. ES6#6E D+8+S+1N
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5eclaced Cighes
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◦ ɨe recorded declaration and bylaws are a 
legal description of all rights, obligations and 
interests belonging to a unit� 

◦ 4ubject to the declaration and any rules 
adopted by the association, unit owners have a 
right to use common elements for the 
purposes for which they were intended�
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2^end^ene 
Rights
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a. ɨe declaration may be amended only by 
vote or agreement of a majority 	or any other 
percentage stated in the declaration
 of unit 
owners�

b� Not later than �� days after the amendment 
is recorded, the association shall provide all 
unit owners a copy of the ënal amendment�

c� No action to challenge the validity of an 
amendment may be brought more than one 
	�
 year after the amendment is recorded�

ncs ""'�#""(
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2^end^ene Cighes� 4oneinfed
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To protect the rights of unit owners during the 
amendment process, the following must be 
considered:
◦ 8hat notices and materials were used in the 

eêort to persuade unit owners to amend the 
documents 

◦ )ow were votes obtained 
◦ )ow much time was provided to unit owners 

to vote 
◦ )ow were votes counted 

ncs ""'�#""(
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4hanges eo Ceneal 2gcee^enes+ 
�8candWaeheced Cighes�
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ƒ Unless at the time a unit owner purchased his or her unit the CC&Rs 
prohibited the owner from renting or leasing, or reRuired the owner to 
obtain approval to rent or lease, the association may NOT prohibit or 
reRuire such from that owner�

ƒ *f a declaration contains a provision establishing a maYimum number or 
percentage of units which may be rented or leased, that provision may 
NOT be amended to decrease that maYimum percentage�

ncs ""'�$$&
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3oacd >eeeing
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1. A meeting of the eYecutive board must be held at 
least once every Ruarter, not less than once every 
��� days, and must be held at a time other than 
during standard business hours 	between �am and 
� pm
 at least twice annually� 
a� EYcept in an emergency, notice must be 

provided not less than �� EBZT before the date 
of a meeting of the eYecutive board� 

2. ɨe notice must include notiëcation of the right 
of a unit�s owner to have a copy of the audio 
recording, minutes, or a summary of the minutes 
upon reRuest� 

ncs ""'�$"!)$
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Cighe eo Daeak
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ƒ A unit owner may attend any meeting of the 
eYecutive board and speak at any such meeting 
	other than eYecutive session
 within 
reasonable time limitations as determined by 
the board� 

ƒ A period devoted to comments by the units� 
owners and discussion of those comments 
must be scheduled for both the beginning and 
end of each meeting 	limited to agenda at the 
beginning
� 

ncs ""'�$"!)&
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Fnie @wnecs� 
>eeeing
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◦ A unit owner meeting must be held at least once 
each year at a time and place stated in the bylaws� 

◦ �� to �� days in advance of the meeting, notice 
must be sent� 

◦ Notice must state the time and place of the 
meeting and include a copy of the agenda 
consisting of: 
ƒ A clear and complete statement of the topics 

scheduled to be considered 	unit owners can 
have input
� 

ƒ A list describing the items on which action may 
be taken� 

ƒ A period devoted to comments by units� owners 
and discussion of those comments� 

ncs ""'�$"!)
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Cighe eo a Daecial >eeeing
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ƒ Unit owners constituting at least ���, or any 
lower percentage speciëed in the bylaws, can 
reRuest that the secretary call a special meeting to 
address a speciëc matter�

ƒ ɨis reRuest must be in the form of a written 
petition, signed by the reRuired percentage of 
unit owners, mailed, return receipt reRuested, or 
served by a process server to the eYecutive board 
or the community manager for the association�

ncs ""'�$"!)

Nevada Real Estate Division2025 Series



,nowledge $heck review
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True or False� 6nit 0wners have the right to speak at 
any point during an eYecutive Coard meeting.

Nevada Real Estate Division2025 Series



,nowledge $heck review
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 False� 6nit 0wners may only speak during the 
alloted time at the Ceginning and at the end of a 
Coard meeting. 
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%elinquencies, Fees, and $ivil A$tion
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Sanctions
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1. To impose sanctions in accordance with NR4 
���������, the HPWerninH EPDVNentT NVTt 
QrPWiEe tIe BTTPDiBtiPn tIe BVtIPritZ to 
impose a ëne, prohibit a unit owner from using 
the common elements, and/or restrict voting 
rights within the C*C�
a� ɨe eYecutive board may not impose a ëne 

unless, at least �� days before the alleged 
violation, the violator was provided with 
written notice of the applicable provisions of 
the governing documents that form the 
basis of the alleged violation�

ncs ""'�$"!$"
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4igil 2ceion 
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1. ɨe association shall provide written notice to 
each unit owner of a meeting at which the 
commencement of a civil action is to be 
considered at least �� calendar days before the 
date of that meeting� 
a� ɨe association may commence a civil 

action only upon a vote or written 
agreement of a majority of unit owners�

b� *f a civil action is commenced without the 
reRuired vote or agreement, the action must 
be ratiëed within �� EBZT CZ B NBKPritZ PG 
WPteT PG tIe NeNCerT tP wIiDI WPteT Bre 
BMMPDBteE�

ncs ""'�$"!))
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4igil 2ceion� 
coneinfed 
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1. Approval from unit owners is NOT reRuired 
for a civil action that is commenced:
a. To enforce the regular business of the 

association 	assessment payments, 
enforcement of governing documents, or 
enforce a contract with a vendor
� 

b� To proceed with a counterclaim� or 
c� To protect the health, safety and welfare of 

members of the association�
2. *f and when applicable, the eYecutive board 

shall disclose the terms and conditions of a 
settlement of a civil action at the neYt regularly 
scheduled meeting�

ncs ""'�$"!))
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?oeice oW 5elinbfencj

26

i. An association may not send to a unit owner a notice 
of delinRuent assessment or take any other action to 
collect a past due obligation unless: 
I. At least �� days after the obligation becomes past 

due, the association mails or emails to the address 
on ële:
1. A schedule of the fees that may be charged if the 

unit�s owner fails to pay the past due obligation�
2. A proposed repayment plan� and
3. A notice of the right to contest the past due 

obligation at a hearing before the eYecutive 
board and the procedures for reRuesting such a 
hearing�

ncs ""'�$""'#

Nevada Real Estate Division2025 Series



Ceaaj^ene Alan
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1. IF:
a. 8ithin �� days after the date on which the notice of delinRuent 

assessment is mailed or delivered by electronic transmission, the 
past due obligation has not been paid in full or the unit�s owner 
or his or her successor in interest has not entered into a 
repayment plan or reRuested a hearing before the eYecutive 
board� or

b� ɨe unit�s owner or his or her successor in interest reRuests a 
hearing or enters into a repayment plan within �� days after the 
date on which the notice of delinRuent assessment is mailed or 
delivered by electronic transmission, as applicable, and is 
unsuccessful at the hearing or fails to make a payment under the 
repayment plan within �� days after the due date� 
i. ɨen the association may take any lawful action pursuant to 

NR4 ���������	�
 to enforce its lien�

ncs ""'�$""'#
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a. To initiate a capital improvement 	any 
new common element
, the authority 
must be granted to the eYecutive board in 
the governing documents of the 
association� 

b� *f the authority is granted, the association 
may NOT construct the new element 
unless it was previously disclosed to unit 
owners in a meeting, where any 
assessment needed from unit owners to 
create the new element must be 
discussed� ɨe notice reRuirement for 
such a meeting is �� calendar days�

ncs ""'�$%& 
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&lections, campaigning, and recalls

Nevada Real Estate Division

6leceion Cighes
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• Unit owners shall elect an eYecutive board of at least 
three members, all of whom must be unit owners 
	NR4 ���������
�

• All unit owners from all C*Cs subject to a master 
association may elect all or speciëed members of 
that master association�s eYecutive board 	NR4 
�������
�

• Election ballots must be opened and counted at the 
annual meeting of unit owners�

ncs ""'�$"!$%
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4a^aaigning cighes
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• A candidate may create, to have sent with the ballot, a single�page candidate informational 
statement to go out to each unit owner� 
ƒ ɨis statement cannot contain any defamatory information� 

• *f an oïcial publication of the association: 
ƒ Contains any mention of a candidate, the oïcial publication must, upon reRuest, 

provide eRual space to all candidates or representative of an organi[ation which supports 
the passage or defeat of the ballot Ruestion� 

ƒ Contains views or opinions concerning an issue of oïcial interest, the oïcial 
publication must, upon reRuest, provide eRual space to opposing views� 

Nevada Real Estate Division
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4a^aaigning cighes� coneinfed
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An association TIBMM nPt BEPQt BnZ rVMe Pr 
reHVMBtiPn that has the eêect of prohibiting or 
unreasonably interfering with a candidate in the 
candidate�s campaign for election, eYcept that the 
candidate�s campaign may be MiNiteE tP �� EBZT 
before the date that ballots are reRuired to be 
returned to the association�

Nevada Real Estate Division
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ƒ Any member of the eYecutive board may be 
removed, with or without cause� 

ƒ To call a removal election, unit owners must 
submit a written petition, signed by the reRuired 
percentage 	��� or less
, mailed, return receipt 
reRuested, or served by a process server to the 
eYecutive board or the community manager for 
the association�

ƒ 4ecret written ballots for the removal election 
must be sent within �� days after the date on 
which the petition is received� 

?24 ""'�$"!$'
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ƒ 8ithin �� days after the petition was 
received, the eYecutive board must hold the 
meeting to open and count the secret 
written ballots� 

ƒ 'or removal to take place, at least ��� of 
total voting members 	take into account 
suspended voting rights
 must vote in favor 
of removal, and votes cast in favor must 
also represent the majority of all votes cast� 

Nevada Real Estate Division
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True or false: the association may adopt a rule 
prohibiting a unit�s owner from going door to door 
to collect signatures for a removal petition�

Nevada Real Estate Division2025 Series



Knowledge 4heck "
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'alse: the association may /05 adopt a rule 
prohibiting a unit�s owner from going door to door 
to collect signatures for a removal petition�

Nevada Real Estate Division2025 Series



Knowledge 4heck #
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)ow many days must be provided before a board 
meeting at which an assessment for a capital 
improvement is to be considered 
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Knowledge 4heck #

38

At least �� calendar days must be provided before a 
board meeting at which an assessment for a capital 
improvement is to be considered�

Nevada Real Estate Division2025 Series



Knowledge 4heck $
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ɨe association must hold a @@@@@@@@ before it 
may impose a ëne�
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Knowledge 4heck $
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ɨe association must hold a IeBrinH before it may 
impose a ëne�

Nevada Real Estate Division2025 Series
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Interiors and &Yteriors of 6nit

4hanges eo Fnies
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Ɠ An association may not:
Ɠ Unreasonably restrict, prohibit or impede the 

lawful rights of a unit�s owner to have 
reasonable access to their unit�

Ɠ Charge any fee for a person providing services 
to a unit, a unit�s owner, a tenant, visitor, or 
invitee to enter the C*C�
• A unit�s owner may not change the eYterior 

appearance of a unit or the C*C, witIPVt 
QerNiTTiPn PG tIe BTTPDiBtiPn 	unless stated 
otherwise in the governing docs
�

?CD ""'�#"""
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Ɠ An association NBZ nPt�
• Unreasonably restrict, prohibit or impede the 

lawful rights of a unit�s owner to have 
reasonable access to their unit�

• Charge any fee for a person providing 
services to a unit, a unit�s owner, a tenant, 
visitor, or invitee to enter the C*C�

• A unit�s owner may not change the eYterior 
appearance of a unit or the C*C, witIPVt 
QerNiTTiPn PG tIe BTTPDiBtiPn 	unless stated 
otherwise in the governing docs
�

?CD ""'�#"""
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Ɠ An association NBZ nPt�
• Unreasonably restrict, prohibit or withhold 

approval for a unit�s owner to add to a unit:
◦ *mprovements such as ramps, railings or 

elevators that are necessary to improve 
access to the unit for any occupant who 
has a disability�

◦ Additional locks to improve the security of 
the unit�

?CD ""'�#"""
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4eceain 2leecaeions eo Fnie� coneinfed
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An association may not:
• Unreasonably restrict, prohibit or withhold approval 

for a unit�s owner to add shutters to improve the 
security of the unit or to reduce the costs of energy 
for the unit if:
◦ ɨe portion of the window, door or wall to which 

the shutters are attached is adjoining the unit� and
◦ ɨe shutters must necessarily be attached to that 

portion of the window, door or wall during 
installation to achieve the maYimum beneët in 
improving the security of the unit or reducing the 
costs of energy for the unit�

?CD ""'�#"""
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Dolac enecgj in a 4:4

46

Any covenant, restriction or condition contained in a 
deed, contract or other legal instrument which 
unreasonably restricts the owner of the property from 
using a system for obtaining solar energy on his or her 
property is WPiE BnE VnenGPrDeBCMe�

?CD #()�!#!)
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5cofghe Eolecane landscaaing

47

ɨe eYecutive board and governing documents must not 
prohibit a unit�s owner from installing or maintaining 
�ErPVHIt tPMerBnt MBnETDBQinH� in their front yard or 
back yard, eYcept that:
• #eGPre installing drought tolerant landscaping, the 

unit�s owner must submit an ARC reRuest in 
BDDPrEBnDe witI tIe QrPDeEVreT set forth in the 
governing documents of the association� and

• ɨe drought tolerant landscaping must be selected or 
designed to the maYimum eYtent practicable tP Ce 
DPNQBtiCMe with the style of the C*C�

?CD ""'�$$!
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Dolid Hasee coneainecs 

48

• An association may not regulate or restrict the 
manner in which containers for the collection of solid 
waste or recyclable materials are stored on the 
premises of a residential unit with curbside service�

• An association may adopt rules, in accordance with 
the procedures set forth in the governing documents, 
that reasonably restrict the manner in which 
containers for the collection of solid waste or 
recyclable materials are stored on the premises of a 
residential unit with curbside service during the time 
the containers are not within the collection area�

?CD ""'�$$#
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Dolid Hasee coneainecs� 
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ɨe rules adopted by an association may:
• 1rovide that the containers for the collection of solid 

waste or recyclable materials must be stored in the 
rear or side yard of the unit, if such locations eYist, 
and in such a manner that the containers are screened 
from view from the street, a sidewalk or any adjacent 
property

?CD ""'�$$#
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Dolid Hasee colleceion 
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• An association may adopt rules that reBTPnBCMZ 
reTtriDt tIe DPnEitiPnT VnEer wIiDI containers for 
the collection of solid waste or recyclable materials are 
placed in the DPMMeDtiPn BreB, including, without 
limitation:
◦ ɨe boundaries of the collection area�
◦ ɨe time at which the containers may be placed in 

the collection area� and
◦ ɨe length of time for which the containers may be 

kept in the collection area�

?CD ""'�$$#

Nevada Real Estate Division2025 Series



5isalajing Aolieical Digns
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◦ ɨe eYecutive board and governing documents 
must not prohibit a unit�s owner or an occupant 
from eYhibiting one or more political signs, subject 
to the following conditions:

◦ All political signs eYhibited must not be larger than 
�� inches by �� inches�

◦ A unit�s owner or an occupant of a unit may eYhibit 
as many political signs as desired, but may not 
eYhibit more than one political sign for each 
candidate, political party or ballot Ruestion�

?CD ""'�$#&
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◦ ɨe eYecutive board and governing documents shall 
not prohibit a unit�s owner from displaying the ìag 
of the United 4tates or the 4tate of Nevada�
ƒ *n any action commenced to enforce the 

provisions of this section, the prevailing party is 
entitled to recover reasonable attorney�s fees and 
costs�

?CD ""'�$#!
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True or false, NR4 ��� protects the right of unit owners to install solar panels�

Nevada Real Estate Division

Knowledge 4heck %
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True, NR4 ��� protects the right of unit owners to install solar panels�

Nevada Real Estate Division
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%oes NR4 ��� allow a unit owner to display the U�4� ìag by painting it on the 
side of their home 

Nevada Real Estate Division
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NR4 ��� does nPt allow a unit owner to display the U�4� ìag by painting it on 
the side of their home�

Nevada Real Estate Division
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Finances, 3ecords, and /3&% complaints

2ssess^enes� 
3fdgees� and 
co^alaines 
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ƒ Any common eYpense beneëting fewer 
than all unit owners may be assessed 
eYclusively against the units or unit 
owners beneëting from that common 
element� 
Ɠ *f damage to a unit or other part of 

the community is caused by the 
willful misconduct or gross 
negligence of any unit owner, tenant 
or invitee, the association may assess 
that eYpense eYclusively against his 
or her unit� 

?CD ""'�$""&
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59

• ɨe board adopts a budget each year�
• 8ithin �� EBZT after adoption, the 

eYecutive board shall provide a summary to 
each unit owner� budget summaries must 
Ce NBiMeE nP MeTT tIBn �� Pr NPre tIBn 
�� EBZT before the beginning of the 
association�s ëscal year�

• Unit owners will have between �� BnE ��
days to review the proposed budget before 
ratifying it at a Vnit Pwner�T NeetinH�

?CD ""'�$""&"
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• Unless otherwise provided in the 
declaration, any surplus funds of the 
association remaining after payment of or 
provision for common eYpenses and any 
prepayment of reserves must be paid to 
unit owners in proportion to their 
liabilities or credited to them to reduce 
future assessments 	vacation in 
assessments
� 

?CD ""'�$""%
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Cighe eo cecocds
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• ɨe association shall keep ënancial records 
suïciently detailed to comply with the 
reRuirements of a resale package� 

• ɨe eYecutive board shall provide the 
following within �� days of a written 
reRuest from a unit�s owner or the 
Ombudsman:
◦ ɨe ënancial statement of the 

association�
◦ ɨe budgets of the association� and
◦ ɨe study of the reserves of the 

association�
?CD ""'�$""(&
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Cighe eo hage co^alaine on 
2genda

62

• *f an eYecutive board receives a written 
complaint from a unit�s owner alleging that 
the eYecutive board has violated any 
provision of NR4 ��� or the governing 
documents, the eYecutive board shall, upon 
the written reRuest of the unit�s owner, 
place the subject of the complaint on the 
neYt regular agenda� 
◦ NOTE: the unit owner must reRuest that 

the item be placed on the agenda� 

?CD ""'�$"!)(
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63

• A person who is aggrieved by an alleged 
violation of NR4 ��� must ële a 'orm ��� 
complaint with the %ivision within one 	�
 
year following the reasonable discovery of a 
violation� 

• 'or a dispute arising from the 
interpretation, application or enforcement 
of any covenants, conditions or restrictions 
	CC&Rs
 or any other governing 
documents, please ële an A%R complaint 
'orm ����

?CD ""'�('!
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• An eYecutive board, a member of an eYecutive board, a community manager or an oïcer, 
employee or agent of an association shall not take, or direct or encourage another person to take, 
any retaliatory action against a unit�s owner because the unit�s owner has:
◦ Complained in good faith about any alleged violation of any provision of this chapter or the 

governing documents of the association�
◦ Recommended the selection or replacement of an attorney, community manager or vendor� or
◦ ReRuested in good faith to review the books, records or other papers of the association�
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◦ A community manager, a member of the eYecutive board, an oïcer, employee or agent of an 
association, a unit�s owner or a guest or tenant of a unit�s owner shall not willfully and without 
legal authority threaten, harass or otherwise engage in a course of conduct against any other 
person who is the community manager, or an agent or employee of that community manager, 
a member of the eYecutive board, an oïcer, employee or agent of his or her association, 
another unit�s owner or a guest or tenant of a unit�s owner in his or her C*C which:

◦ Causes harm or serious emotional distress, or the reasonable apprehension thereof, to that 
person� or

◦ Creates a hostile environment for that person�
◦ A person who violates the provisions of subsection � is guilty of a misdemeanor�
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• A common�interest community may be 
terminated only by agreement of unit 
owners to whom at least ��� of the votes 
in the association are allocated, or any 
larger percentage the declaration speciëes 
	could be unanimous
� 
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True or false, surplus funds must be returned to the unit owners regardless of provisions contained in 
the declaration of CC&Rs�
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'alse, unless otherwise provided in the declaration, any surplus funds of the association 
remaining after payment of or provision for common eYpenses and any prepayment of 
reserves must be paid to unit owners in proportion to their liabilities or credited to them to 
reduce future assessments 
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ɨere is a @@@@ @@@@@ statute of limitation on complaints ëled with NRE% concerning violations of 
NR4 ����
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ɨere is a one year statute of limitation on complaints ëled with NRE% concerning violations of 
NR4 ����
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True or false, a unit owner may photocopy association documents when reviewing them at the 
association�s business oïce�
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True, a unit owner may photocopy association documents when reviewing them at the association�s 
business oïce�
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Unit owners have the right to:
• Approve any amendments to the CC&Rs
• Attend, speak and vote at certain meetings
• Approve certain litigation
• Be heard regarding capital improvements
• Run for the board
• Elect and potentially recall/remove directors
• Know how association money is being used
• Ratify the association's budget each year
• Receive and review records of the association
• Receive notices regarding meetings and association business
• Attend hearings if the subject of the hearing
• NOT be retaliated against
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Before we move on to the Q&A session, I'd like to remind everyone that we are here 
to provide general information and guidance. We cannot give legal advice, 

interpret the law, or provide opinions on individual circumstances. 

The purpose of this Q&A session is to help clarify the material covered in today's 
class. Please keep your questions focused on understanding and the application of 

the statutes and regulations relevant to your roles within your community. For 
specific legal concerns or individual issues, please consult with a qualified 

attorney.
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email� cicomCudsman!red.nv.gov
phone� ������������

Thank you
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