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P reviously · 2016 to 2022

K ram er P roperties

Form er C E O . B ought underperform ing assets, 

cleared them  out, and leased them  back up.

Today · 2022 to P resent

N ext Level P roperty M anagem ent

N ext Level P roperty M anagem ent and N ext Level 

C om m unities, our m ultifam ily m arketing com pany.

Filling in today for m y business partner, T Tran



Today

W hat w e’ll cover

01 Foundations

N otices, docum entation, service

02 E xtended S tay

G uest or tenant?

03 C rim inal A ctivity

The addendum , police, fair housing

04 The M arket

W hat w e’re seeing right now

05 Legislation

W hat passed, w hat’s com ing in 2027

06 D eputy Q & A

Lockouts and your questions

Tw o them es run through everything

D ocum entation

If it isn’t w ritten dow n, it didn’t happen.

C onsistency

Treat every resident the sam e w ay. That’s 

your defense.

E ducation, not legal advice. Talk to your attorney about any specific case.



Foundations

E very E viction N eeds Three R easons

1 Legal R eason

G rounded in N evada law , w ith the 

right notice for the situation.

3-day: N uisance, D rugs, W aste

5-day: Lease V iolation

7-day: N on-P aym ent

2 Lease R eason

The specific lease or addendum 

term  they broke.

R ent not paid

U nauthorized occupant or pet

C rim e-free addendum  violation

3 D ocum ented R eason

P roof, and ideally a pattern. O ne 

serious incident can be enough.

D ated incident reports

C om plaints, photos, video

P olice calls for service

N ot R enew ing a Tenant's Lease Isn’t an E viction

N o violation is needed, just proper notice. It only becom es an eviction if the tenant stays past the m ove-out date on 

the notice.



Foundations · N otices

N otice Types at a G lance

3
D ays

N otice to Q uit N R S  40.2514

N uisance, w aste, unlaw ful business, drug 

dealing, illegal sublet

C an They S top It? N o

W hat Y ou H ave to P rove The conduct fits 

the statute

5
D ays

P erform  or Q uit N R S  40.2516

Lease violations: pet, occupant, 

parking, insurance

C an They S top It? Y es, by fixing it

W hat Y ou H ave to P rove They didn’t fix it 

in tim e

7
D ays

P ay or Q uit N R S  40.253

N onpaym ent of rent

C an They S top It? Y es, pay in full

W hat Y ou H ave to P rove R ent w asn’t paid 

in full

30
or 7 

D ays

N o-C ause N otice N R S  40.251

N ot renew ing: 30 days m onth-to-m onth, 7 days 

w eek-to-w eek

V iolation N eeded? N o

Is It an E viction? O nly if they stay

“In tim e” = by the date on the notice. 3, 5, and 7-day notices count judicial days (no w eekends or court holidays). N o-cause notices 

count calendar days. N ever count the day of service. Tenants 60+ or disabled can request 30 m ore days on a 30-day no-cause.



Foundations · N otices

W here N otices G o W rong

3-D ay N otice to Q uit

D oes It Fit the S tatute?

 Fits

D ealing drugs from  the unit

V iolence or threats that disturb neighbors

S erious property dam age (w aste)

Illegal business or sublet

 D oesn’t Fit: U se 5-D ay P erform  or Q uit

O ne loud party

U nauthorized pet or occupant

S im ple drug possession (personal use)

P arking or trash issues

R ule of thum b: harm s the property or neighbors = 3-day.

7-D ay P ay or Q uit

W hat G oes on It?

 Include

The rent figure on the lease

Late fees in the lease, m ax 5%  of rent

 Leave O ff

U tilities billed outside the rent (R U B S )

E viction, attorney, or collection fees

D am ages, repairs, one-tim e pet fees

R ule of thum b: if it’s in the rent figure on the lease, it goes on 

the notice. If not, leave it off.

W rong notice or w rong am ount = start over. The judge isn’t excusing them . The notice just didn’t hold up.



Foundations · N otices

W hat C ounts as R ent on a 7-D ay?
For leases signed or renew ed on or after O ct 1, 2025 (A B  121)

M andatory Fees
E very resident pays it. N o choice.

V alet trash

A m enity fee

R equired tech package

B uilt into the rent: $1,450 base + 

$100 fees = $1,550 rent

O n the 7-D ay: Y es

P art of the rent figure.

O ptional Fees
The resident chose it.

P et rent

P arking spot

S torage

C an be billed separately.

O n the 7-D ay: N o

U npaid? S erve a 5-D ay instead.

R U B S  / U tilities
E lectric, gas, or w ater, w hen the utility 

can’t bill the tenant directly. O n the lease:

R ent: $1,550*

*P lus electric, billed by R U B S

Trash, sew er, pest don’t count. M andatory? It 

goes in the rent.

O n the 7-D ay: N o

U npaid? S erve a 5-D ay instead.

P lus late fees, on any lease: if they’re in the lease, no m ore than 5%  of the rent, and only after the required 3-day 

grace period.

Lease signed before O ct 1, 2025? O nly base rent and late fees go on the 7-day. Fees billed separately stay off.



Foundations · The P rocess

R ent E viction: N otice to Lockout

S tep 1

S erve the 7-
D ay N otice

D ay of service

S heriff, constable, 

licensed process 

server, or 

attorney’s agent

S tep 2

N otice R uns O ut

7 judicial days

A bout 1.5 w eeks. They 

didn’t pay or m ove out.

S tep 3

File the U nlaw ful 
D etainer

A bout 1 w eek

C onfirm  they’re still 

there. File the 

com plaint w ith copies 

of your notices and 

proof of service.

S tep 4

Lockout O rder

A bout 1 to 2 w eeks

Judge signs. S heriff 

posts the 24-hour 

lockout notice on 

the door.

S tep 5

Lockout

24 to 36 hours after 

posting

C hange the locks w hile 

the S heriff is there. 

S ecure every w indow 

and door.

Tenant Files an A ffidavit?

D eadline: close of business on day 7. That m eans a hearing, and no lockout until the judge rules. M iss the deadline and judges rarely 

help, unless your notice or service w as w rong.

O ur rule: change the locks only w ith the S heriff there. A  w rongful lockout can cost up to $2,500 plus dam ages (N R S  118A .390).

E stim ated Total

3 to 4 W eeks



Foundations · Federal R ule

The C A R E S  A ct 30-D ay N otice
N onpaym ent only. If your property is covered, federal law  requires a 30-day notice to vacate before you file.

A re Y ou C overed?

A ny one of these:

A  resident pays w ith a S ection 8 voucher

The property has tax credits (LIH TC ) or other H U D 

or U S D A  assistance

The loan is backed by Fannie M ae, Freddie M ac, 

FH A , V A , or U S D A

W here It S tands

S till federal law . Tenants can raise it as a defense 

in court.

Fannie and Freddie stopped enforcing it in late 2025.

A  repeal bill cleared a H ouse com m ittee in Feb 2026. 

N ot law  yet.

W ashoe’s form s don’t m ention it. It’s on you to know .

N ot sure if you’re covered? A sk your lender or attorney before you file.



Foundations · The P rocess

O ther E victions: N otice to Lockout
Lease violation, nuisance, and no-cause

S tep 1

S erve the First 
N otice

D ay of service

3-D ay N otice to 

Q uit, 5-D ay 

P erform  or Q uit 

(fix it or leave), or 

30-D ay N o-C ause

S tep 2

N otice R uns O ut

3, 5, or 30 days

3-day: didn’t leave 

5-day: didn’t fix it 

30-day: stayed

S tep 3

S erve the 5-D ay 
N otice to Q uit

5 judicial days

S am e second 

notice for all 

three. Leave or w e 

file. N o m ore 

chance to fix it.

S tep 4

File the U nlaw ful 
D etainer

A bout 1 w eek

C onfirm  they’re 

still there. File the 

com plaint w ith 

copies of your 

notices and proof 

of service.

S tep 5

Lockout O rder

A bout 1 to 2 

w eeks

Judge signs. 

S heriff posts the 

24-hour lockout 

notice on the door.

S tep 6

Lockout

24 to 36 hours 

after posting

C hange the locks 

w hile the S heriff 

is there. S ecure 

every w indow 

and door.

Tenant Files an A ffidavit?

D eadline: close of business on day 5 of the 5-D ay N otice to Q uit. That m eans a hearing, and no lockout until the judge rules.

O ur rule: change the locks only w ith the S heriff there. 3-day or 5-day: about 4 to 5 w eeks. 30-day no-cause: about 8 w eeks.

E stim ated Total

4 to 8 W eeks



Foundations · A fter the Lockout

Their S tuff Is S till Y our P roblem

D ays 1–5
Let Them  G et E ssentials

W ithin 5 days of the lockout, give 

them  a reasonable chance to 

retrieve m edication, baby 

form ula, clothing, and personal 

care item s.

D ays 1–30
S tore It and S end N otice

They can reclaim  it anytim e. 

Y ou can charge your actual 

storage costs.

A fter D ay 30
Then Y ou C an D ispose

O nce it’s been 30 days since the 

lockout and 14 days since your 

w ritten notice.

 P hoto and inventory everything at the lockout. A  vehicle left behind follow s the abandoned vehicle process.

 M ail the disposal notice by day 16. The 14 days start w hen you send it, so you’re clear at day 30. W ait until day 30 to 

send it and you’re holding their stuff until day 44.

N R S  118A .460



Foundations · D ocum entation

If It Isn’t W ritten D ow n, It D idn’t H appen

K eep the R ecord

Incident logs, em ails, and texts

P olice calls for service and reports

P hotos and video

V endor and m aintenance logs

E very notice, w ith proof of service

B uild it in date order. A  clean tim eline tells the story for 

the judge.

Facts, N ot Feelings

 W eak

“The guy in 204 is a nightm are and probably dealing drugs.”

 S trong

“O ct 3, 11:40 p.m . to 12:10 a.m .: six visitors to unit 204, each 

stayed under 5 m inutes. V ideo attached.”

E very Incident R eport A nsw ers

W ho
N am es, unit num ber, 

w itnesses

W hat
W hat you saw  or heard, 

not w hat you think

W hen
D ate and exact tim e

W here
U nit or spot on the 

property

P roof
P hoto, video, police 

report num ber

E victions are w on or lost by docum entation before the first notice is ever served.



E xtended S tay · M otels &  W eeklies

G uest or Tenant?

U nder 30 D ays
U sually a guest. Landlord-tenant law  doesn’t apply.

30+ D ays
A  tenant. S o is anyone w ho clearly intends to stay longer.

Labels don’t m atter. The court looks at four things:

Length of S tay

30 consecutive days is the 

line. Long w eekly renew als 

are high risk.

P aym ent Frequency

N ightly points to guest. 

W eekly is a gray zone. 

M onthly points to tenant.

S ervices

H ousekeeping, linens, and 

front desk service point 

to guest.

C ontrol

S am e room  long term , 

their ow n furniture, m ail 

delivered there point 

to tenant.

N R S  118A .180: hotel or m otel stays under 30 consecutive days are excluded, unless the occupant clearly intends to stay longer.



E xtended S tay · Tw o P aths

S tatus D ecides the P ath

G uest

H otel R em oval

S am e day. N o court.

D isorderly conduct, property dam age, or a 

disturbance: you can rem ove them  (N R S  651.020)

W on’t pay or w on’t leave: ask them  to go, then 

it’s trespass

P olice can assist

K eep clean records

Tenant

Full E viction O nly

3-4 w eeks. C ourt process.

P roper notices: 7-day, 5-day, 3-day, or no-cause

S am e process as an apartm ent

Lockout only through the court and the S heriff

R em oving a tenant like a guest is m ajor liability

 W hen in doubt, treat them  as a tenant and go through the court.



E xtended S tay · W arning S igns

R ed Flags: Y our G uest Is N ow  a Tenant
E ven before 30 days, these show  they intend to stay. That can m ake them  a tenant early.

 S am e room  for 30+ days  G etting m ail at the property

 M oving in their ow n furniture  R efusing housekeeping

 Y ou took a security deposit (not a card hold)  Y ou ran an application or background check

 They call it “m y apartm ent”  Y our staff calls them  a “resident”

If you act like a landlord, the court w ill treat you like a landlord.



C rim inal A ctivity · The A ddendum

A ct on A ctivity, N ot H istory
The crim e-free addendum  lets you act faster. It still follow s N evada law , and every adult on the lease should sign it.

C rim inal A ctivity

E nforceable. W hat they do at your property.

C rim inal H istory

N ot grounds on its ow n. A  past record isn’t a 

lease violation.

W hen It H appens

1 C all the P olice
G et the case or incident num ber. 2 D ocum ent It

W ho, w hat, w hen, w here, proof. 3
S erve the 3-D ay
N uisance or drug activity. N o 

chance to fix it.



C rim inal A ctivity · Triggers

A ctivity That C an Trigger an E viction

 V iolence or threats  D rug dealing

 Firearm s incidents  G ang activity

 D estroying property  U nauthorized occupants, heavy traffic

 C onduct police find at your property  R unning an illegal business

 D escribe it, don’t label it. W rite “six visitors betw een 11 p.m . and 3 a.m .,” not “drug house.”



C rim inal A ctivity · C oordination

W orking W ith Law  E nforcem ent

 P olice M ay S hare

C alls for service Incident reports Trespass w arnings

 P olice C an’t S hare

A ctive investigations V ictim  inform ation

G et It for Y our File

1
G et the N um ber
C ase or incident num ber, 

every call.
2

R equest C opies
R eports and call logs. A sk the 

deputy the best w ay.
3 B ring Them  to C ourt

A ttach them  to your com plaint.

 B uild the relationship before you need it. O fficers w ant facts, not speculation.



C rim inal A ctivity · Fair H ousing

S tay on the R ight S ide of Fair H ousing

S am e R ules, E very 
R esident

C onsistent enforcem ent is 

your strongest defense.

S am e rule, sam e notice, 

sam e tim eline. N o 

exceptions for favorites.

D ocum ented C onduct, 
C ase by C ase

A ct on w hat happened, 

not on assum ptions about 

a person.

B efore you act, ask: 

W hat happened? W hat’s 

m y proof?

N ever P unish a V ictim

N o retaliation against victim s of dom estic 

violence, harassm ent, sexual assault, or 

stalking (N R S  118A .510).

E nding the Lease E arly (N R S  118A .345)

W ritten notice, plus a protective order or 

police report (for D V , a qualified third-party 

affidavit also w orks)

Incident w ithin the last 90 days

E nds at the end of the rental period or in 30 

days, w hichever is sooner

Y ou can’t keep the deposit for ending early

 A  victim  calling the police is not a reason to evict. N either is the abuser’s behavior tow ard them .



C rim inal A ctivity · Fair H ousing

P rotected C lasses in N evada

Federal

R ace

C olor

R eligion

N ational O rigin

S ex

Fam ilial status

D isability

N evada A dds

S exual O rientation

G ender identity or E xpression

A ncestry

Im m igration S tatus?

N ot a protected class. N ational origin is. A sking about 

status can turn into a national origin claim , so don’t ask, 

and never threaten to report.

C rim inal H istory?

N ot a protected class. Y ou can screen for it at 

application, if your w ritten criteria apply to everyone. 

S tick to convictions, not arrests, for specific offenses 

w ithin a set num ber of years.

Fair H ousing A ct; N R S  118.100



M arket · W hy It M atters H ere

W hat W e’re S eeing R ight N ow

Tenants A re S tretched

16.3%
of N evada credit card balances are 90+ 

days past due. H ighest in the nation. U .S . 

average: 12.4% .

Federal R eserve B ank of N ew  Y ork / E quifax, Q 4 2025

In O ur A pplications

M ore applicants w ith serious credit issues

R ising credit card balances

C ar paym ent defaults and collections

S tretched tenants m ean m ore late rent. S creen in w riting. A ct on late rent fast.



Legislative U pdate · P assed 2025

A B  121: W hat Y ou H ave to C hange
The fee transparency law . In effect since O ct 1, 2025. N ow  in N R S  118A .

O ne R ent N um ber

R ent is one figure that 

includes every m andatory 

fee. In the lease and 

anyw here you list rent.

Y ou can still list each fee under it.

U tilities E xception

E lectric, gas, or w ater can be 

billed separately, w ith the 

asterisk disclosure in the lease.

W hen the utility can’t contract w ith 

each tenant directly (often m aster 

m eters), or w ater is m aster-m etered.

A  Free W ay to P ay

A t least one paym ent option 

w ith no fee and no bank info 

required. A  check counts.

P ortal Fees at C ost

O nline paym ent fees can’t 

exceed w hat the portal 

charges you. List the fee in 

the lease.

N o Fees for M inors

N o application, credit, 

or background fees for 

household m em bers 

under 18.

R efund U nused Fees

R ented to som eone else and 

never ran their screening? 

R efund their fee.

Lease C opy on R equest

A pplicants can ask to see the 

lease before they sign. Y ou 

have to provide it.

Tenants C an S ue

O ver the rent num ber: 

dam ages plus attorney’s fees. 

$250 per violation if 

deceptive.



Legislative U pdate · P assed 2025

Tw o M ore B ills That P assed

A B  211 S ubstandard P roperties

M ultifam ily rentals that seriously endanger health or safety

1 C ity or county posts and m ails a notice to fix, w ith a deadline

2 N ot fixed? C ity, county, or a tenant group can ask a district 

court to appoint a receiver

3 R eceiver takes control and collects rent for repairs. O w ner 

can’t collect rent.

4 U nsafe to live in? O w ner pays tenant relocation

Takeaw ay: fix code violations w hen you get the notice.

A B  540 A ttainable H ousing Fund

$133M  state fund. First aw ards w ent out Feb 2026.

28
R ental units aw arded in R eno

O ne supportive housing project. M ost of the m oney 

w ent to S outhern N evada, Fernley, and for-sale hom es.

For R eno rentals: little direct im pact so far.



Legislative U pdate · W hat to W atch

D idn’t P ass, Likely C om ing B ack

A B  283 V etoed

E viction R eform

A fter the notice, you’d file a com plaint 

and the tenant gets 7 m ore judicial days 

to respond. A dds tim e. S im ilar bill 

vetoed in 2023.

A B  280 V etoed

S enior R ent C ap

5%  cap on rent increases for tenants 62 

and older.

A B  201 V etoed

S ealing E viction R ecords

W ould have expanded autom atic sealing 

of eviction records.

A B  223 V etoed

R epairs and H abitability

A  faster court process and rent escrow 

w hen repairs aren’t m ade.

S B  10 Failed

C orporate H om e B uying

C orporations com bined could buy only 

1,000 N evada hom es a year. A partm ents 

exem pt. Failed by one vote, N ov 2025.

N ext S ession

Feb 2027
S everal have been filed m ore than once. 

E xpect to see them  again.



W rap-U p · B est P ractices

S ix Things to Take B ack to Y our O ffice

01
W rite It D ow n

Facts, dates, photos, report num bers. 

In date order.

02
R ight N otice, R ight A m ount

M atch the notice to the problem . O nly the 

rent figure and late fees go on a 7-day.

03
S erve It R ight

U se a process server or constable. 

K eep the proof of service.

04
S am e R ules for E veryone

W ritten screening criteria. S am e rule, 

sam e notice, sam e tim eline.

05
N o D IY  Lockouts

W ait for the court order and let the S heriff 

do it. C hange the locks w hile they’re there.

06
C heck Y our Lease for A B  121

O ne rent num ber, the utility asterisk, 

and a free w ay to pay.

N ot sure? C all your attorney before you serve, not after.



D ow nload the 

S lides

S can w ith your phone cam era

Q uestions &  Lockouts

Lockout Q uestions & 
O pen Floor

W ashoe C ounty D eputy

H ow  lockouts w ork on the ground, and 

your lockout questions.

O pen Q & A

N otices, tim elines, extended stays, 

crim inal activity, the new  law s.

Thank you.

N ext Level P roperty M anagem ent · M ultifam ily P roperty M anagem ent, M arketing, &  C onsulting

B .1000986.LLC
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