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Consolidated Self Evaluation and Transition Plan  

for Highland Manor I and II 

1315-1325 Jefferson Avenue, Havre MT  59501 

November, 2019 

 

Prepared by Jim Raznoff, Architect, CNA Provider 

 

 

 

 

 

INTRODUCTION: This provides the Owners of Highland Manor I, its adjacent 

property Highland Manor II, and USDA Rural Development Montana a record for a 

Consolidated Self Evaluation and Transition Plan (SETP) to assist their current 

intended effort to underwrite a transfer of ownership, preservation and revitalization of 

the properties. This document is prepared concurrently with two Capital Needs 

Assessments. This utilizes USDA-RD’s Civil Rights Laws’ Accessibility 

Requirements that Apply to the Multi-Family housing (MFH) Program 

(HB-2-3560, Appendix 5, 2o pages). Jim Raznoff inspected and collected physical data 

at the properties on October 15, 2019.  

Highland Manor I (HM I) was first occupied in 1986. Highland Manor II (HM II) was 

first occupied 1994. These are adjacent properties with a shared center parking area for 

tenants; each consist of one two-story wood frame structure with 8 dwelling units on the 

first and second floor levels. These were financed through USDA-RD’s Section 515 Rural 

Rental Housing program. Both properties have one building entrance without steps or 

need of a ramp to the ground floor apartments (that is, Highland Manor I apartments 

#1-8 accessed from the north exterior wall, and Highland Manor II apartments #17-24 

also accessed from its north exterior wall). Second building entrances are located on the 

south exterior wall of each building but require use of stairways. Both properties are 

subject to compliance with the Uniform Federal Accessibility Standards (UFAS) that 

implements Section 504 of the Rehabilitation Act of 1973, implementation date for 

Rural Development was 6/10/82; Section 515 projects funded after that date must have 

accessible common areas and 5% fully accessible dwelling units. In addition, Highland 

Manor II is also subject to Americans with Disabilities Act (applicable to its public 

spaces only); parking must include a space that is van accessible with an 8’ wide access 

aisle, located on the shortest distance to all essential facilities. 
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SELF EVALUATION 

A) PERSONS CONSULTED: The tenant at Apartment 21 (Dianne Andrews, H/C 

designated unit) was temporarily located in an Assisted Living Facility in Missoula MT 

at the time of the property inspection.  She was contacted by phone October 18 and 

discussed her difficulties in using the kitchen, bathroom in Apartment 21, the laundry 

room equipment, and accessing the trash bin. This confirmed the inspector’s 

observations made at the H/C apartment, at the laundry room, and along the accessible 

route. She also recommended the Havre Senior Center as an interested party to consult. 

A second tenant with limited mobility was identified but was not available for 

consultation. A phone conversation with an administrative staff member at the Havre 

Senior Center was made on October 18.  

 

B) PHYSICAL AREAS EXAMINED and PROBLEMS IDENTIFIED: 

The above-mentioned Accessibility Requirements for MFH Program is used as 

guidance for the Self Evaluation of the Highland Manor properties.  The following 

provides the results of the site and building inspections conducted by Jim Raznoff on 

October 15, 2019.  

Parking. Problems identified: The HM I designated accessible parking space is located 

at the east end of the center parking lot 30 feet from the south building entrance and 

200 feet of the north building entrance. The building’s south entrance is a split-level 

entryway; the north entrance is level with Apartments 1-8 (there are no fully accessible 

apartments at HMI). The surface of the HM I parking space is highly deteriorated from 

lack of maintenance (as is most other onsite paved surfaces) and is non-conforming with 

multiple accessibility requirements.  The two HM II designated parking spaces are 

located at the north building entrance. However, these surfaces are cracked, unlevel, 

lacking painted striping, and an 8’ wide access aisle. The Capital Needs Assessment and 

the Transition Plan include schedules for replacement.  
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Parking Accessibility Checklist: 

Highland 
Manor I 

Highland 
Manor II 

# UFAS and ADAAG Requirement 

Yes (1) Yes (2) 1 Proper number of accessible spaces? (min. 
1/accessible unit + 1 visitor/office space; UFAS 
4.1.1(5)(d)) 

No access 
aisle 

No access 
aisle 

2 Proper width (8’ wide min.) and access aisle 
adjacent? (5’ wide min. for HMI, 8’ wide for HMII; 
UFAS 4.6.3 and ADAAG 4.6.6) 

Yes Yes 3  Correct slope of accessible parking/access aisle? 
(2%; UFAS 4.6.3) 

No (short 
post) 

No (short 
post) 

4 Visible designation sign? (not obscured by vehicle 
due to height of sign post; UFAS 4.6.4) 

 Yes 5 Shortest distance? (Closest space to accessible 
apartment, office; UFAS 4.6.2) 

No (paving 
deteriorated) 

Unlevel 
(deteriorated) 

6 Surface is stable, firm, slip resistant? (UFAS 4.5.3) 

 

Walkways. Problems identified: Existing walkways, including those along the 

accessible route, vary in condition from good to poor. Some cracks have not been 

patched. Those that have been patched will not have a long-term service life. The 

accessible route to the mailboxes and trash cans are across deteriorated asphalt or loose 

gravel areas and are considered to be practicably impassible for persons with a higher 

level of mobility disabilities. 

Common Areas. Problems identified: As noted in Walkways above, the mailboxes 

and dumpster/trash areas do not have a stable firm surface. The playground is not on 

the accessible route. For interior common areas, the Office location on the 2nd level of 

Highland Manor II is not on the accessible route. 
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Common Areas Accessibility Checklist: 

Highland 
Manor I 

Highland 
Manor II 

# UFAS Requirement 

No No 7 Playground: Is the play area connected to the accessible 
route? (UFAS 4.1.1) 

No No 8 Mailboxes: Is there a 30” by 48” clear space provided? 
Are some boxes within 9” - 54” reach range? (UFAS 
4.1.1, 4.2) 

No No 9 
 

Dumpster/trash areas: on accessible route, opening 
within reach range? (9” – 54”; UFAS 4.1.1) 

No No 10 Office: on the accessible route? (UFAS 4.1.1) 
No-No Yes-No 11 Laundry and equipment: on the accessible route? 

Equipment accessible? 
 

Residential Units. Problems identified: HMI does not meet the 5% of total units fully 

accessible, a minimum of 1 for 16 units. Even when combined with Highland Manor II, 

5% of total units fully accessible (for 32 units), 2 apartments would be the minimum 

requirement. In Apartment 21, the fully accessible unit at HMII, the wall cabinet storage 

above the working countertop surface is not within the reachable range; the kitchen sink 

pipes are not insulated; and the refrigerator does not provide 50% of the freezer space 

within reachable range. These are readily correctable deficiencies. 

Residential Units Accessibility Checklist: 

Highland 
Manor I 

Highland 
Manor II 

# UFAS Requirement 

No No 1 Minimum 5% of total units are fully accessible? (UFAS 
4.1.4(11)) 

No No 2 Wall cabinet storage above work surface 48” max. height 
or at least one shelf? (UFAS 4.34.6.10) 

No No 3 Sink pipes insulated/covered? (UFAS 4.34.6.5 (8)) 
No No 4 Refrigerator meets requirements (50% of freezer space 

in reach range? (UFAS 4.34.6.8) 
 

C) RECORD OF MODIFICATIONS MADE and REMEDIAL STEPS TAKEN:  

 

Date of 
Action 

Modification & Remedial Actions 

10/2019 Road mix placed and compacted in some areas of the central parking and 
driveways 

 

End of the Self Evaluation 

0O0 
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TRANSITION PLAN 

 

1. Recommended Accessible Design Concepts: The following recommendations 

would remove physical obstacles, resolve problems identified and other non-

conformance issues. These provide the basis for both this SETP and the associated 

CNA's. 

 

2. The first primary structural/architectural problem to address is determining a practical 

location within the two properties for the one additional fully accessible unit. A remodel 

of an apartment within Highland Manor I apartment building would be impractical due 

to problems with its existing 2nd level laundry room location; its north building entrance 

provides a poor site location by not being central to other essential accessible features 

while its south more central building entrance occurs at a split level requiring tenants to 

utilize stairs to access the two floor levels. The second structural/architectural problem 

to consider is determining an accessible location for the Office. Both Laundry Rooms 

washers and dryers are top-loading. Front loading laundry equipment should be 

provided at HM II laundry room. It is recommended a laundry closet with equipment 

hook-ups be located within each H/C unit (but not the equipment) would be a 

convenient option to using the laundry room. Providing a laundry closet would require 

wall and floor demolition and extension of plumbing, electrical services at considerable 

cost. Without significant funding this recommendation would likely not be implemented 

and therefore is not included in Transition Plan.  The following recommended actions 

would resolve these problems. Relocate the Office into the 2nd bedroom of Apartment 

#21, and by a remodel of Apartment #22 into a fully accessible 1BR unit. The Office 

would be ideally located by the north entrance to HM II providing an optimal easy to 

find public location along the accessible route. This would change Apartment 21 into a 

1BR accessible unit. Conversion of the 2BR Apartment #22 into a fully accessible unit 

would provide full accessibility into a 2BR unit. Other solutions are possible. If upon a 

transfer of ownership and future Owners’ revitalization efforts are successful, then other 

broader scope solutions could become available providing even more preferred 

outcomes. If transfer of ownership fails, then this modest solution would remain valid. 

Correcting Parking problems: The current H/C designated parking at the east end 

of the parking area (facing the north wall of Highland Manor II) would be renovated to 

provide the minimum required accessible parking. These would be two 8’ wide with one 

5’ wide access aisle placed between the parking spaces. A third van accessible parking 

space is required for public use to visit the onsite office. This must be located along the 

accessible route by the south east entry to Highland Manor I. Estimated cost: $9,420. 

Correcting Walkway and Exterior Common Area problems: Limited 

replacement of existing sidewalks would provide correction to cracked surface issues. 

Installation of new sidewalks to essential common facilities including the south trash 

collection area, the postal boxes located along the Jefferson Street curb, and from the 

existing connecting sidewalk between HM I and HM II to the playground would correct 

the identified accessible route problems. Estimated cost: $9,330. 
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Site Accessibility Improvements Plan (accessible route is highlighted in yellow) 
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# Parking/Walkway/Exterior Common Area Accessibility 
Improvements Notes 

Cost, 
$ 

1 Remove existing paving, gravel base and any clay layers to 2’ depth; 
replace with drainage, gravel courses, and concrete pavement for H/C 
car/truck parking spaces, 5’ wide access aisle (for apartments 21, 22), 
flush and level with adjacent sidewalks; provide taller signpost and sign, 
paint markings and symbols 

5650 

2 Remove paving and replace concrete pavement for H/C van-accessible 
parking space, 8’ wide access aisle (for office), flush and level with 
adjacent sidewalks; provide taller signpost and sign; paint markings and 
symbol 

3770 

3 Remove paving and replace with concrete sidewalk for access to 
mailboxes, less than 5% slope longitudinally, and 2% cross-slope; paint 
markings 

1860 

4 Remove paving and replace with concrete sidewalk for access to trash bin 
along south property line; paint markings 

2400 

5 Remove asphalt paving and replace with concrete sidewalk at driveway 
between Highland Manor I and II; provide striping for loading area for 
local transit vans and delivery trucks 

4700 

6 Extend concrete sidewalk from adjacent walkway into playground area, 5’ 
wide 

370 
 

 

Correcting Interior Common Area and H/C apartment accessibility 

problems:  Apartment #21 would be renovated into a fully accessible 1BR apartment 

with its current BR2 changed into the Site Manager Office. Minor adjustment to the 

kitchen wall cabinetry would increase access to the storage on the south wall, and a side-

by-side refrigerator would provide greater access to the freezer compartment. Estimated 

cost is $2,960. 

Apartment #22 would be renovated into a fully accessible 2BR apartment. The cabinetry 

on the west wall would be replaced. The Bathroom would provide full access to the 

existing bathtub/shower and new water closet and lavatory by removing closet walls, 

widening the door, relocating the water closet. The Hall linen closet would be located at 

the end of the Hall similar to the layout of Apartment #21. Estimated cost $10,920. 
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Demolition Plan for Apartment #21 (Highland Manor II) 
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Accessibility Improvements Plan for Apartment #21/Site Manager Office 
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# Notes for Apartment #21 Demolition and Accessibility 
Improvements Plans 

Cost 
$ 

7 Remove lunch countertop at kitchen/dining pass-through; remove kitchen 
wall cabinet beside pass-through 

150 

8 Partial deconstruction of wall framing between Corridor and Bedroom 2  50 
9 Deconstruct Bedroom 2 closet door assembly, side, front closet walls, ceiling 

and floor finishes 
120 

10 Deconstruct door assembly at Bedroom 2/Hall 70 
11 Construct and finish wall assembly at kitchen/dining pass-through 200 
12 Re-install existing kitchen wall cabinet and new shelving (west wall) 180 
13 Install new refrigerator with side or lower freezer compartment 700 
14 Install new entry door in wall opening between Corridor and Office 550 
15 Construct wall between Office/Hall (framing, sound insulation, and drywall 

finish); install wall base 
400 

16 Install carpet flooring in Office 830 
 

Demolition Plan for Apartment #22 
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Accessibility Improvements Plan for Apartment #22 
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3. Schedule for implementation:  The recommended schedule for implementation is 

as soon as possible. Recommended actions would not be structurally impractical or 

cause undue financial burden to the Owners. Corrections should be completed within 2 

to 3 years allowing USDA-RD, the current and prospective owners to proceed with 

normal administrative procedures for property transfer and underwriting actions. 

 

4. Persons responsible for implementation: The property owner (in 2023) would be 

responsible. 

End of Transition Plan 

0O0 

# Notes for Apartment #22 Demolition and Accessibility 
Improvements Plans 

Cost 
$ 

17 Remove shelf and rod in Dining Area coat closet 50 
18 Remove countertop and trim at kitchen-dining passthrough 

opening; remove kitchen sink, cabinets and countertop (west wall) 
850 

19 Remove Hall and Bath closet door assemblies; deconstruct closet 
wall assemblies; electrical switch wiring; remove finish flooring in 
Bath; remove lavatory and water closet 

3000 
 

20 Deconstruct Hall, BR1 closet, and BR2 wall assemblies including 
Bath, BR1 entry and closet door assemblies 

340 

21 Re-install Dining area coat closet shelf and rod to 54” height 200 
22 Construct wall assembly @ Kitchen/Dining passthrough and 

complete wall finishes; install new kitchen base cabinetry (food 
prep, sink, countertop @ 34” above floor, wall cabinetry and 
shelving (west wall) 

3200 

23 Install new refrigerator with side or lower freezer compartment 700 
24 Install plumbing services to water closet; rewire electrical switches 

and fixtures in Bath; install and complete wall and ceiling finishes 
in Bath; install new flooring in Bath 

3820 

24 Construct Hall wall assemblies, Linen closet and BR1 closet walls 
and complete wall and ceiling finishes; install new Linen closet and 
BR1 doors; install new flooring in Hall, Linen closet, and BR1 closet 

1620 
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