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This comprehensive guide provides clear, practical, and
compassionate assistance for individuals navigating the
probate process in Clark County. From understanding
legal requirements to managing estate assets, this
resource empowers executors, heirs, and families with
the knowledge needed to honor legacies and protect
interests effectively.
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Why This Guide
Matters

Losing a loved one is one of life's most challenging
experiences. When you're grieving, the last thing you want
to deal with is complex legal processes, court deadlines,
and financial uncertainties. The probate process can feel
overwhelming, especially when you're already managing
the emotional burden of loss.

Many families find themselves asking: "Where do I even
start? What if I make a mistake? How long will this take?"
These are natural concerns, and you shouldn't have to
navigate them alone. Whether you're serving as a Personal
Representative for the first time or you're an heir trying to
understand your rights, this guide will provide you with
the clarity and confidence you need.

We understand what you're going through, and we're here
to help you every step of the way.

Emotional Support

Compassionate guidance during your most difficult time

Legal Clarity

Clear explanations of complex probate requirements

Practical Solutions

Step-by-step processes that simplify your responsibilities



What Is Probate in
Nevada?

Probate is the court-supervised legal process that
manages a deceased person’s estate. Think of it as the
official way to ensure your loved one's final wishes are
honored, debts are properly paid, and assets are
distributed according to law. In Nevada, probate serves
as a protective framework that gives legal authority to
handle the deceased’s affairs while safeguarding the
interests of heirs, creditors, and beneficiaries.
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When Probate Is Required

Nevada law requires probate when the estate's
gross value exceeds $25,000, or when real estate is
involved, regardless of value. Even a modest home
can trigger probate requirements, making it
essential for most Clark County families to
understand this process.
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Testate vs. Intestate

Testate: When someone dies with a valid will,
probate follows their written instructions.
Intestate: Without a will, Nevada's intestacy laws
determine how assets are distributed among
surviving family members.

The good news is that probate provides structure and
legal protection during an emotionally difficult time.
While the process may seem daunting at first,
understanding each step helps families navigate with
confidence and ensures that everything is handled
properly according to Nevada law.




Types of Probate in Nevada

Nevada offers several probate options depending on the estate's size and complexity.
Understanding which type applies to your situation can save significant time and money. The state
has designed these different pathways to make the process as efficient as possible while still

protecting everyone's interests.

Small Estate Affidavit

Set-Aside -

Summary Administration -

General Administration

$0.00

Ol

Small Estate Affidavit

For estates under $25,000 with no real estate.
This is the simplest option, requiring only a
sworn statement and minimal court
involvement. Perfect for small personal
property estates.

03

Summary Administration

For estates under $300,000. Offers a shortened
timeline with reduced court supervision while
still providing necessary legal protections for all
parties involved.

$150,000.00

$300,000.00
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Set-Aside Without Administration

For estates under $100,000 that pass entirely to
a surviving spouse or minor children. This
streamlined process can often be completed in
just a few weeks with proper preparation.
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General Administration

For larger or complex estates. Provides full court
supervision and is often necessary when there
are multiple heirs, business interests, or
contested issues to resolve.

$450,000.00



Assets That Skip Probate Assets Requiring Probate

Property in a living trust Real estate in deceased's name only
Joint tenancy real estate Bank accounts without beneficiaries
Life insurance with beneficiaries Personal property over $25,000
Retirement accounts (401K, IRA) Business interests

Bank accounts with POD/TOD Investment accounts in sole name
designations

® Important Note: Even if some assets avoid probate, you may still need to file if the
remaining probate assets exceed Nevada's thresholds. When in doubt, consult with a
probate attorney to ensure you're meeting all legal requirements and protecting your
family's interests.




Probate Timeline Overview

Understanding the probate timeline helps you set realistic expectations and plan accordingly.
While every case is unique, most Clark County probate proceedings follow a predictable sequence
of events. The total duration typically ranges from 6 months to over a year, depending on the

estate's complexity and whether any complications arise.

File Will & Petition (30 Days)

Submit the original will and petition
for probate to Clark County District
Court. The court will schedule a
hearing and issue Letters
Testamentary, giving you legal
authority to act on behalf of the estate.

Complete Inventory (60
Days)

Catalog and value all estate assets,
including real estate appraisals, bank
account balances, and personal
property. File a detailed inventory with
the court showing the estate’s total
value.

Final Distribution

After all debts are paid and assets
liquidated, distribute remaining
property to heirs according to the will
or Nevada law. File final accounting
with the court to close the estate.
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Notify Heirs & Creditors (3-4
Months)

Send formal notices to all heirs and
publish a notice to creditors in a local
newspaper. This 90-120 day period
allows creditors to file claims against
the estate and ensures all interested
parties are informed.

Manage & Sell Assets
(Ongoing)

Handle estate business, pay valid
debts, maintain properties, and sell
assets as needed. This phase often
takes the longest, especially when real
estate sales are involved.

"Most families are surprised by how long probate takes. That's why having experienced guidance
from day one makes such a difference in keeping things moving smoothly."



Duties of the Personal

Representative

Serving as a Personal Representative (also called an Executor) is both an honor and a significant
responsibility. You become the legal guardian of your loved one's final affairs, with duties that
range from administrative tasks to making important financial decisions. Understanding these
responsibilities helps you fulfill your role with confidence while protecting yourself and the

beneficiaries.

File Legal Paperwork

Submit the will and petition to the court,
obtain Letters Testamentary, and ensure
all required documents are properly filed
within deadlines. Missing court deadlines
can delay the entire process.

Manage Real Estate

Secure and maintain all properties, obtain
appraisals, handle repairs and
improvements, manage rental income, and
coordinate sales when necessary. Property
management is often the most complex
duty.

Distribute Assets

After debts are paid, distribute remaining
assets to heirs according to the will or
Nevada intestacy laws. Ensure fair and
legal distribution while maintaining
detailed records.

Notify All Parties

Send formal notices to heirs, beneficiaries,
and creditors. Publish required newspaper
notices and ensure everyone with an
interest in the estate is properly informed
of the proceedings.

Handle Financial Matters

Open estate bank accounts, pay valid debts
and taxes, collect money owed to the
estate, and maintain detailed financial
records. You're responsible for the estate’s
fiscal health.

File Tax Returns

Prepare and file the deceased's final
income tax return and any required estate
tax returns. Handle ongoing tax
obligations for income generated by estate
assets during administration.

"Remember, you're not expected to handle all of this alone. The best Personal Representatives
build a team of professionals - attorneys, accountants, real estate agents, and other specialists -
to ensure everything is done correctly and efficiently.”



Common Pitfalls to Avoid

Even well-intentioned Personal Representatives can encounter challenges that delay probate or
create legal complications. Learning from others' experiences can help you navigate potential
obstacles before they become major problems. Most issues are preventable with proper planning

and professional guidance.

Family Disputes & Heir Conflicts

Emotions run high during grief, and
disagreements about asset distribution or
the probate process can derail progress.
Clear communication, transparent record-
keeping, and professional mediation when
needed help prevent conflicts from
escalating into costly legal battles.
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Improper Asset Management

Failing to properly secure, insure, or
maintain estate assets can lead to
significant losses. This includes everything
from letting insurance lapse on real estate
to making unauthorized distributions
before debts are paid.
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Missing Critical Deadlines

Nevada probate has strict deadlines for
filing documents, notifying parties, and
completing required tasks. Missing even
one deadline can result in court sanctions,
delayed proceedings, or personal liability
for the Representative.
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Inadequate Record Keeping

The court requires detailed accounting of
all estate transactions. Poor record-keeping
can lead to court challenges, delayed
closing, and personal liability. Document
every decision and transaction from day
one.

A\ Personal Liability Warning: Personal Representatives can be held personally liable for
mistakes that harm the estate or beneficiaries. This is why many PRs obtain professional
liability insurance and work with experienced probate attorneys throughout the process.

The key to avoiding these pitfalls is building a strong support team early in the process. Don't wait
until problems arise - establish relationships with probate attorneys, accountants, real estate
professionals, and other specialists who can guide you through each step. You don't have to figure

this out alone.



Real Estate in Probate

Real estate often represents the largest asset in an estate and requires special attention during probate.
Whether you're keeping, selling, or distributing property to heirs, understanding the process helps you make
informed decisions that protect the estate's value and comply with court requirements. Clark County's strong

real estate market provides opportunities, but also requires careful navigation of probate-specific procedures.
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Secure the Property

Change locks, notify insurance companies, and
ensure the property is properly maintained. Vacant
properties need special attention to prevent
vandalism or deterioration that could harm the
estate's value.
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Determine Authority Level

Full Authority allows selling without court approval at
or above 90% of appraised value. Limited Authority
requires court confirmation for all sales, which can
add 6-8 weeks to the process.
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List with Probate-Experienced Agent

Work with agents who understand probate
disclosures, timeline requirements, and court
procedures. Not all real estate agents are familiar with
probate-specific requirements.
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Handle Closing & Distribution

Ensure all probate-specific closing requirements are
met and proceeds are properly deposited into the
estate account for distribution to heirs after debts are
paid.
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Obtain Professional Appraisal

Court-approved appraisers provide the official value
for inventory purposes. This establishes the baseline
value and helps determine if court confirmation will
be required for any future sale.
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Prepare Property for Sale

Address necessary repairs, cleaning, and staging to
maximize market value. Estate properties often need
extra attention since they may have been vacant or
not maintained recently.
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Navigate Court Confirmation

If required, present the sale to the court for approval.
Be prepared for potential overbidding at the
confirmation hearing, which can increase the final
sale price.

08

Complete Final Reporting

Include all real estate transactions in your final
accounting to the court, documenting the sale process
and proceeds distribution to close this portion of the
estate administration.

"Having a probate-savvy real estate team makes all the difference. They understand the unique

requirements, help you avoid common mistakes, and often achieve better results than general market

agents.”



Our Concierge Probate Services

Managing a probate estate involves dozens of specialized tasks that most families have never

encountered before. Instead of trying to coordinate multiple vendors and service providers yourself,
our concierge approach handles everything for you. We've built relationships with trusted

professionals across Clark County who understand probate requirements and deliver quality results
on schedule.

Property Preparation

Professional junk removal &
cleanout

Deep cleaning services
Home staging for maximum appeal
Handyman repairs & improvements

Landscaping & curb appeal
enhancement

Legal & Financial

Estate attorney referrals
Tax ID number applications
Probate bond insurance
Estate accounting services

Final tax return preparation

Property Maintenance

Lawn care & landscaping
HVAC service & repair
Plumbing & electrical work
Roofing inspections & repairs

Mold inspection & remediation

Sale & Transfer

Probate-certified appraisals
MLS listing & marketing

Court confirmation process
Title & escrow coordination

Buyer qualification & negotiations

Asset Liquidation

Estate sale coordination

Antique & collectible appraisals
Vehicle buyer connections

Jewelry & precious metal evaluation

Online auction management

Moving & Organization

Professional moving services
Personal property organization
Storage solutions

Document sorting & filing

Family heirloom coordination

"We coordinate all of this for you - one less thing to worry about during an already difficult time."
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Proven Results

"Having real estate expertise and full concierge
services under one roof means you don't have to piece

together solutions from multiple companies. We
handle the coordination, so you can focus on what
matters most - your family.”




Helpful Clark County Contacts

Having the right contact information at your fingertips can save valuable time during the probate
process. These official resources provide essential services and information for Clark County probate
proceedings. We recommend bookmarking these contacts and keeping them easily accessible
throughout your probate journey.
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Clark County District
Court - Probate
Division

Address: 200 Lewis Avenue,
Las Vegas, NV 89155

Phone: (702) 671-4441

Hours: Monday-Friday, 8:00
AM - 5:00 PM

File probate petitions,
obtain forms, and access
court records. The probate
division handles all estate
administration matters in
Clark County.

Public
Administrator's
Office

Address: 309 S. 3rd Street,
Suite 226, Las Vegas, NV
89155

Phone: (702) 671-4401

Services: Handles estates
when no qualified person is
available to serve as
Personal Representative, or
when the court appoints
them as administrator.
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Civil Law Self-Help
Center

Location: Family Courts &
Services Center

Address: 601 N. Pecos Road,
Las Vegas, NV 89101

Phone: (702) 455-1955

Free legal information and
assistance with probate
forms for those
representing themselves
without an attorney.

Internal Revenue Service Nevada Revised Statutes

Estate Tax Information: Online Access:

e Phone: 1-866-699-4083 * wwwleg.state.nv.us

e Forms: www.irs.gov/forms e Title 12 - Wills and Estates
e Publication 559: Survivors, Executors, and e Chapters 132-156 contain probate laws
Administrators

® Pro Tip: While these resources are helpful for basic information, most families benefit from
professional guidance to navigate the complexities of probate efficiently. Don't hesitate to reach
out for expert assistance when you need it.



Additional Resources

Knowledge is power, especially during probate. We've created comprehensive resources to help you
understand the process, stay organized, and make informed decisions. These tools are designed to
complement professional guidance and ensure nothing falls through the cracks during your estate

administration.
1 2 3
Detailed Checklists Curated Directories Personalized
covering every aspect of of trusted Clark County Consultations
Nevada probate professionals specializing to discuss your specific
administration. in probate-related estate and create a

services. customized plan.

® Everything You Need in One Place

These resources provide comprehensive support throughout your probate journey,
offering practical guidance, connections to trusted professionals, and expert insights to

help you make informed decisions.

Don't navigate probate alone. These tools, combined with professional support, give you the
confidence and clarity needed to honor your loved one's legacy while protecting your family's
interests. Let us take this off your plate.



Your Probate Success Story Starts Here

Every probate case is unique, but every family deserves compassionate, expert guidance through the process. When
you work with us, you're not just getting real estate services - you're getting a complete support system designed to
honor your loved one's memory while protecting your family’s future.

95% 30+ 6-8

Client Satisfaction Service Partners Average Months
Families who would recommend our Trusted professionals in our Typical probate completion time
services to others going through concierge network with our guidance
probate

"I don’t know how we would have managed without their help. They handled everything - from the legal
paperwork to coordinating repairs on the house. It felt like having a family member who actually knew what they
were doing guide us through the whole process.”

- Sarah M., Henderson, NV

What Makes Us Different

« Local Expertise: Deep knowledge of Clark County
probate procedures

 Full Service: Real estate + concierge services under
one roof

» Compassionate Approach: We understand you're
grieving

» Proven Process: Systematic approach that gets
results

» Transparent Pricing: No hidden fees or surprises

Reach out to schedule your
consultation.

Bryan Knisley 702-303-7432

Our team brings together decades of combined
bryan.knisley@betterliferealty.com experience in probate real estate, estate administration,
and family services. We're not just service providers -
we're your advocates and guides through this
important process.

betterliferealty.com



Frequently Asked Questions

We understand you have questions about the probate process. Here are answers to the most
common concerns we hear from Clark County families. If you don't see your specific situation
addressed, please don't hesitate to reach out for personalized guidance.

How long does probate really take in Clark County?

Most cases take 6-12 months, but complex estates or contested matters can extend to 18
months or longer. The timeline depends on estate size, asset types, creditor claims, and
whether heirs agree on distributions. Having experienced professionals helps avoid delays.

Can | sell the house before probate is complete?

Yes, but you need court authority first. With Full Authority, you can sell at or above 90% of
appraised value without court confirmation. Limited Authority requires court approval for
all sales, adding 6-8 weeks to the process.

What if family members disagree about selling the property?

The Personal Representative has legal authority to make decisions about estate assets, but
family harmony is important. Often, professional mediation or clear communication about
financial realities helps resolve conflicts without court intervention.

Do | need a lawyer for probate in Nevada?

While not legally required for simple cases, most families benefit from legal guidance.
Probate law is complex, and mistakes can be costly. Many Personal Representatives use
attorneys for legal matters while working with specialists for real estate and other services.

What happens if there are more debts than assets?

Nevada law provides a specific order for paying debts. If the estate is insolvent, you're not
personally liable for the shortfall (unless you made mistakes as PR). Some debts may be
forgiven, and proper procedures protect you from personal liability.

(@ Still Have Questions? Every probate situation is unique, and you deserve personalized
answers. Our free consultation addresses your specific concerns and provides clarity on
your exact situation. Don't let unanswered questions slow down your progress.



