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LIHTCs Provide New 
Life for Aging Public 
Housing Site
A 70-year-old superblock-style public housing development 
in Hamilton, Ohio, has a new look and new life thanks to an 
unexpected source: low-income housing tax credits (LIHTCs).

Bambo Harris Homes was built 
in 1942, but by the 1990s, operator 
Butler Metropolitan Housing 
Authority (BMHA) knew something 
needed to be done for the aging 
and outdated property. Asbestos 
and lead paint created health 
hazards, while outdated utility 
systems drove up operating costs. 
The housing authority stopped 
re-renting apartments in 1999 and 
by 2001 planned to demolish the 
building and rebuild it with HOPE 
VI funds from the U.S. Department 
of Housing and Urban Renewal 
(HUD). The plan failed.

By 2007, HUD had denied the 
funding application four times, 
yet the demolition was near. That’s 
when BMHA learned about the 
LIHTC program, leading to a 
five-year process to create a new 
development: Beacon Pointe. BMHA 
partnered with Herman & Kittle 
Properties Inc. (HK) to work with 
the community and former residents 
in creating a new development that 
ultimately opened in 2014.

“From what I’ve seen from 
projects like Beacon Pointe, these 

are nothing like the [affordable] 
housing communities of the past,” 
said Jeffery Diver, executive director 
of Supports to Encourage Low-
Income Families (SELF), the service 
provider at Beacon Pointe. “[Beacon 
Pointe] presents itself very well and 
it will be a gem in that particular 
neighborhood.”

Beacon Pointe Town Homes is a 
60-rental home property with four 
public housing units, 12 Section 8 
units and 44 LIHTC rental homes. 
There are one-, two-, three- and 
four-bedroom apartments and 
several are set aside for people 
with disabilities. The apartments 
feature carpeting, air conditioning, 
dishwashers and washer and dryer 
hookups. Beacon Pointe includes a 
3,200-square-foot community and 
property management building, 
which has a basement safe room 

in case of hazardous weather, a 
computer lab and a game room.

There is also space for meetings, 
classes, legal aid and other 
activities. The grounds feature a 
community garden, where The 
Ohio State University teaches 
gardening classes. The adjacent 
Booker T. Washington Community 
Center offers classes and recreation 
activities.

Bambo Harris, named after an 
early 1800s African-American mill 
owner, was for more than 50 years 
a 141-apartment public housing 
development that had a building 
style that isolated residents from 
the surrounding neighborhood, 
something BMHA wanted to change. 
The housing authority determined 
that the outdated design of the 
buildings and use of hazardous 
materials would require extensive 
renovation, so for most of the first 
decade of the 21st century, BMHA 
sought redevelopment funding.

After being denied by HUD, 
it paired up with Indianapolis-
based developer HK, which had 
experience in LIHTC development 
and was looking to expand its 
business in Ohio. When it came time 
to apply for LIHTCs, the housing 
authority worked with HK and 
examined both the 4 percent and 
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 � $9.6 million in equity from Raymond James for LIHTCs.
 � $625,000 in HUD replacement housing factor funds
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9 percent LIHTCs. After choosing to 
apply for the 9 percent credits, both 
worked with community members 
to design the new development, 
choosing townhomes rather than 
garden-style apartments.  That came 
after originally basing its design 
on the unfunded HOPE VI. “We 
want to build something that … 
the community can be proud of for 
many years to come,” said Ben Jones, 
deputy director of BMHA. “We want 
to do something that will make 
everybody proud, [build] a place to 
call home.”

The choice of which tax 
credit to seek was another point 
of discussion. “We looked at the 
universe of funding possible out 
there and asked, ‘Where is our best 

opportunity?’ ” said Jones. He said 
after examining both the 4 percent 
and 9 percent LIHTC possibilities, 
they chose the 9 percent because 
it offered “the biggest bang for 
the buck.”

BMHA sought LIHTCs in 
2010, but didn’t score high enough 
to receive an award. Discussions 
with the Ohio Housing Finance 
Agency (OHFA) about improving 
its application, led BMHA to add 
on-site amenities and supportive 
services. “[We] had what was 
required, but [we] didn’t have what 
was needed,” Jones said of the 
original application. HK and BMHA 
developed a service plan with SELF–
which had an existing relationship 
with the housing authority, having 

submitted support letters in the 
previous LIHTC and HOPE VI 
applications–to offer programs that 
include individual development 
accounts, classes to improve 
residents’ economic situation and an 
employment education program that 
provides everything from steel-toed 
boots to emergency dental care.

In 2011, the development was 
awarded more than $9.6 million 
in LIHTCs. “We thought it was 
interesting that it was going to have 
a supportive services component,” 
said James Dunton, vice president 
and director of acquisitions for 
the Midwest region for Raymond 
James, the LITHC equity provider. 
“We think the community will rally 
behind the project and it will be a 
very successful development.”

A planned second phase will 
include additional rental homes and 
common space. ;

We want to build something that … the community can be proud 
of for many years to come. We want to do something that will make 

everybody proud, [build] a place to call home.


