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Wharf of the Port Clyde Fishermen’s Cooperative in

Maine, U.S.A. To help create help create economically

and environmentally healthy communities, CEI
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forest sectors. The Working Waterfront Access Pilot

Program provides grants and technical assistance to

private and public entities along the state’s coast in

order to acquire and preserve essential industrial

infrastructure threatened by alternative development.

(inset) A woodlot in Downeast Washington County

with a timber harvester operated by Tide Mill

Enterprises, another recipient of CEI financial and

technical assistance. Photocredit: CEI.
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A triple is considered one of the rarest and most
exciting plays in baseball. After hitting the ball, the
batter safely reaches third base without the benefit of a
fielder’s error or another runner being put out instead
of him. Equally rare and exciting is the triple bottom-
line investment – a transaction whose outcome
maximizes the value, social benefits or
and impact of a project. Coastal
Enterprises, Inc. (CEI), a community development
corporation and community development financial
institution, is determined to make this kind of “triple”
a common play in and around the state of Maine.

economic equity,
environmental

That is a target that has preoccupied and challenged
CEI in different ways since its founding in 1977. Its
mission is to help create economically and environmen-
tally healthy communities in which all people, especially
those with low incomes, can reach their full potential.

For us the basic question has always been: How do
we create opportunities for people outside the

economic mainstream while benefiting
the environment, or at least

doing it no harm?
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Grand Lake Stream

We recently hit a triple with a project in
Grand Lake Stream, a“plantation” (rural
township) of 150 souls in Maine’s
easternmost county. Statistically,
Washington County is Maine’s poorest,
oldest, and sickest. But numbers tell a
different story depending on where you
sit, or in this case, where you cast a fly
line.

For a small place, Grand Lake Stream
has a big reputation as a premier fishing
destination. Like many beautiful rural
places, however, development is threaten-
ing some of its key economic drivers and
quality of life.

In 2008 nearly 22,000 acres of forested
land in and around the plantation went
up for sale. The local landowner wanted
to earn a fair market return from the sale.
But protecting the property’s forests was
also a concern. It’s a situation that
stumps many rural landowners who
discover that their land is worth more as
real estate than as productive timberland.
In this case, 17 miles of scenic, undevel-
oped lakeshore boosted the real estate
value of the property still higher. One
result could have been real estate
development that limited access and
threatened traditional uses of the land.

The community was well-primed to
seek an alternative. For nearly ten years,
Grand Lake Stream has sought to
protect the natural resource base on
which the local nature-based tourism and
timber economy depend. In 2005, the
Downeast Lakes Land Trust (DLLT)
established the 27,000 acre Farm Cove
Community Forest in two townships just
west of the plantation. The trust aimed
to preserve the area’s economic way of
life, including Registered Maine Guides
and sporting camps and lodges. Grand
Lake Stream wanted to replicate this
impressive project.

The seller’s representative approached
Sustainable Forest Futures (SFF), a
subsidiary of the Northern Forest
Center, based in Concord, New
Hampshire. SFF worked with CEI and
other partners to negotiate a favourable
outcome with Lyme Timber (a conserva-
tion-minded timberland investor) to

create an opportunity to conserve the
land permanently as the West Grand
Lake Community Forest. Combined
with the Farm Cove property, it will
create a permanent asset of nearly 50,000
acres that will generate revenue from
timber and serve as a platform for local
fishing and hunting guides. DLLT
secured an option agreement literally
securing its option to buy the land at a
certain time and the right to purchase
conservation easements and the underly-
ing fee interest in the property over the
course of seven years. The conservation
easements guarantee that the land will be
sustainably managed for wildlife habitat,
timber production, and public recreation.

–

–

The problem, of course, was the
money. That’s where CEI came in, with
a solution to provide capital and allow
time for DLLT to raise conservation
funds.

CEI was one of the architects of the
New Markets Tax Credit (NMTC)
Program. It was established to help
attract capital to historically
underserved projects and communities.
The program provides an incentive to
debt and equity investors in the form of
a 39% federal income tax credit over
seven years for investing capital into
qualified projects in eligible low-income
areas. In an NMTC deal, in order to
generate the tax credit, the capital must
flow as equity into a special purpose
Limited Liability Company known as a
Certified Development Entity (CDE).

The CDE is also the conduit that allows
the business to access capital on
favourable terms and provides the
investor with attractive returns, like the
use of the tax credits and the mitigation
of underlying business risk. As a
certified Community Development
Finance Institution since 1996, CEI was
eligible to be a CDE and applied in
2002, the program’s first year. Since
then, CEI has garnered US$606 million
in NMTC allocation authority. In fact,
CEI pioneered the use of the credit for
forestry investments that meet triple
bottom-line investment criteria. (See
sidebar,“New Market Tax Credits,”
next page.)

We used the New Markets Tax Credit
to provide Lyme with a loan on favour-
able terms to purchase the land. The deal
included benefits such as Forest
Stewardship Council certification of the
land and a donation of land for affordable
housing and economic development
purposes, both of which the community
sorely needed. Due in part to the
NMTC, over two million acres of
northern forest timberland are now
managed according to sustainable forestry
practices and retained as working forests
for traditional mill supply purposes as
well as recreational tourism.

In Grand Lake Stream, a triple
bottom-line (TBL) approach created
dramatically different outcomes than an
approach based on one or even two types
of return.

CEI’s rural development strategy has long focussed on preserving
the “working landscapes” of fisheries, farming, & forestry.... Our
TBL investing practice involves finding ways to support client
businesses that take advantage of the value proposition that the
environment is an important consideration in their costing,
branding, and/or operations.
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CEI’s Path to the TBL

CEI is one of over 4,000 community
development corporations (CDCs) and
community development financial
institutions (CDFIs) in the United States.
At the heart of our collective missions is
social equity. Together we manage and
mobilize billions in capital for projects
that benefit low-income people and
communities. CEI alone has mobilized
and leveraged $1.8 billion in private and
public capital from diverse funding
sources: public entities, private founda-
tions, insurance companies, financial
institutions, and religious institutions.

Historically, poverty has trumped
environmental considerations in
CDC/CDFI initiatives. (Conversely, our
colleagues in the environmental and land
conservation movements have paid less
attention to economic development and
social justice concerns.) While CEI has
pursued a double bottom-line since its
founding, the organization’s rural location
and focus keep environmental values close
at hand. Our rural development strategy
has long focussed on preserving the
“working landscapes” of fisheries, farming,
and forestry. Thriving natural resource
industries help maintain the rural
landscape that is so important to rural
quality of life and the tourist industry.

CEI’s first investments were in fishing,
the nascent mussel and oyster aquaculture
industry, small-scale farming, and value-
added forestry ventures. Traditional
natural resource industries provided
livelihoods for Maine people and
sustained rural communities by retaining

1

local ownership and control of land,
farms, and businesses.

CEI’s first major investment in 1979
was its flagship“working waterfront”
venture: Boothbay Region Fish and Cold
Storage. At that time, a traditional fish
processing operation was about to be sold
for a motel and marina development. CEI
stepped in to“save” the plant as a base for
fishermen to land, process, and market
their catch. The facility still exists
under town ownership as a working
waterfront. CEI has since gone on to
direct over $40 million to 160 marine
enterprises along the coast of Maine.

In the late 1970s CEI also launched
the Aquaculture Development Workshop
to foster new ways of “farming the sea” in
order to complement the revenues of
traditional fishermen. CEI also launched
family farm co-operative projects to
revitalize the emerging“back to the land”
and natural, organic movement. We
worked with small woodlot owners and
harvesters to manage the forest resource
sustainably while gaining added value.

Our understanding of the environ-
mental impact of economic activities has
evolved from this sector-based approach.
Our TBL investing practice involves
finding ways to support client businesses
that take advantage of the value proposi-
tion that the environment is an important
consideration in their costing, branding,
and/or operations.

Sometimes it’s straightforward. For
example, we encourage businesses to do
an energy audit through Maine’s energy
efficiency program or to undertake other
improvements through CEI’s EcoTag.
The EcoTag enables a borrower to
document some kind of environmental
benefit broadly defined associated
with CEI’s loan. CEI works with the
borrower to identify a manageable project
that makes sense for the business and that
has demonstrable benefits. The business
collects and records results that demon-
strate the environmental benefit.
Businesses report results for a full year
and at the end of that period can receive a
0.5% rate reduction.

In other cases TBL investing is quite
labour-intensive. We recently financed a
logging company that converted to

–
–

– –

New Market Tax Credits

NMTCs mobilize development capital by

means of a direct federal income tax credit

of 39% over seven years. The program

helps underserved communities attract

capital to good projects on favourable

terms while allowing investors to book new

business with enhanced returns.

The program allows the tax credits to be

structured into a deal in a variety of ways

to meet the needs of investors (banks and

private equity), borrowers (the project),

and a sponsor, in this case, CEI. For

example, the tax credits can be used to

enhance an investor’s Internal Rate of

Return, to provide a borrower with access

to debt at a reduced interest rate (typically

1-3% below market), and/or repay equity

investors with tax credits as opposed to

actual cash.

The financial success of a project

depends on balancing all these interests so

that all needs are met. The types of

business investment eligible under the

NMTC program are very broad. Virtually

any real estate project or operating

business may qualify. (There are some

notable exceptions, including gambling, golf

courses, liquor stores, financial institutions,

etc.) Projects can be undertaken by either

for-profit or nonprofit entities.

As of December 2009, CEI had closed

35 high-impact NMTC projects utilizing

$346.6 million in NMTC investment capacity

in and outside of Maine. These

investments triggered total additional

private capital investment of over US$1

billion in low-income communities. With its

latest allocation of $125 million, CEI has

now been awarded a total of $606 million in

New Markets Tax Credit investment

capacity.

–

–

The residents of Grand Lake Stream Plantation can offer all of
us a lesson: collaborate, collaborate, collaborate, regardless of
traditional boundaries of ideology, sector, & region. They bet
their future on a development approach that creates economic
value locally & drives economic benefits to the entire community
while ensuring a healthy environment.
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harvesting equipment with a“lighter” touch
on the environment. We could have just
financed the business and left it at that.
Instead, we negotiated an agreement under
which the business agreed to undergo more
intensive training to improve its environ-
mental impact, in exchange for a rate
reduction on its loan. CEI partnered with
one of Maine’s logger certification
programs to help the company improve its
economic and environmental performance.
This partnership will help the company
identify its professional development needs
and develop a curriculum that may include
such topics as productivity, safety, environ-
mental compliance, and business practices.

We have also done research on what it
would take to do more intensive value
chain analysis with each of our borrowers.
Value chain analysis is used in the emerg-
ing field of environmental strategy to
generate positive environmental and social
impacts. CEI has been exploring how
Maine companies might expand their
business and job opportunities if they

could either identify greater demand for
their existing products or create new ones
that met green criteria. In particular, CEI
has sought to help these companies
define new markets that need a green
supply chain to meet growing regulatory
and market pressures. This inquiry
continues.

In its 30 years of operations CEI has
now directed literally hundreds of
millions in capital to“sustainable
development” or“green” projects in the
natural resource sectors. In 2002, CEI’s
board set a goal that it would become a
leader in TBL Investing. CEI’s mission
statement was updated to affirm the
organization’s determination to build
communities that are both
and healthy.

In 2001, CEI sought to initiate a new
dialogue and partnership among CDFIs
and between CDFIs and environmental

environmentally
economically

Growing the Movement

and policy groups. We organized a
national roundtable of these bodies to
explore the resources and strategies
necessary to further TBL financing and
policy. In retrospect, this may have been
an idea that was ahead of its time.

After a few short years, the dial shifted
dramatically as climate change began to
gain broader attention. In 2004, with
support from the Ford Foundation, CEI
co-founded the Triple Bottom Line
Collaborative (TBLC) with ShoreBank
Enterprise Cascadia, a CDFI based in
rural Washington State. The TBLC is a
10-member alliance of community
development finance groups striving to
integrate economic development and
poverty alleviation with a third focus on

(photo, above) Salmon fishing at Little Falls,

Grand Lake Stream. (inset) In its capacity as a

CDFI, CEI has channeled loans, equity, or

technical assistance to assist microenterprises

in Main’s small towns, like (lower) Look’s

Gourmet Food Company in Whiting and (upper)

Black Dinah Chocolatiers on remote Isle Au

Haut. Photocredit: Downeast Lakes Land Trust.
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environmental issues. Together we are
working to refine and grow our TBL
lending and investment practices.

The TBLC developed a“TBL
Scorecard” to document, demonstrate,
and assess the impact of its members’
TBL loans and investments, that is, their
measurable impact in terms of the
“Three Es”:

: how they generate income
or assets for individuals and enter-
prises and how this then improves
community or regional economic
health. Metrics include tracking jobs
created or retained, payroll and
benefits, other capital leveraged into
the region, housing units constructed
and goods or services locally sourced.

: how they both increase
positive and reduce negative effects on
nature’s macro systems. This occurs
through sustainable management of
resources, protection of water quality
and systems, and through reduction
in material use, toxics, energy
consumption, and greenhouse gas
emissions.

: how they contribute to social
capital through the provision of
capital, assistance, and asset develop-
ment to historically disadvantaged
individuals, sectors, and communities.
The TBL Scorecard focusses on

direct impacts of the loan or investment
as reported by the borrower. The TBL
Scorecard can be adapted to the local
environment and conditions of any
CDFI. The environmental bottom line is
sometimes easy to see, such as when
solar energy replaces an oil-fired water
heater. In other cases, the environmental
benefit may simply be a reduction or
elimination of the environmental
dangers that a project poses.

The TBLC continues to seek ways to
develop the capacity of CDFIs to
practice TBL lending and investing. New
partnerships with the environmental and
conservation movements will be required
to further TBL lending and investment
practice opportunities, to access new
capital sources, and to promote support-
ive state and federal policies.

Of particular importance are federal
policies that provide community

�

�

�

Economy

Environment

Equity

development practitioners with greater
capacity and technical support, as well as
capital to develop projects, products, and
services that benefit low-income people
and communities. That includes the
design of federal energy and environ-
mental policies that ensure benefits for
Americans outside the economic
mainstream. This has been of particular
importance to the Triple Bottom Line
Investment Coalition, a 17-member
coalition of mission-driven community
development organizations that grew
out of the TBL Collaborative.

If the Canadian writer and essayist
Ronald Wright, in his national best
seller, , is
correct,“Now is our last chance to get
the future right.” Wright’s statement is
even more urgent as we seek ways to
meet the challenges of climate change
and environmental degradation.

The good news is that community
development practitioners are in a
strategic position to“get the future right.”
They can ensure that environmental
policies, remediation, and especially
investment in the exploding“green
economy” protect and help create
renewed opportunities for the most
vulnerable in our society.

To do this we need to understand the
practice and advance the policies of TBL
investing. TBL investing requires the
discipline of measurement tools
reflected in the TBL Scorecard. To
effectively document TBL impact
requires a proactive approach to each
and every deal, an ideal that we strive to
reach. Since our priority is poverty
reduction, we will often settle for deals
with a“double bottom line.” They don’t
necessarily have any environmental
component good, bad, or neutral.

At the same time, while building on
the innovations and momentum in our
larger society, community development
practitioners must continue to ask how
climate change and our responses to it
will affect low-income people and
communities. Low-income people will
be most affected by the environmental

A Short History of Progress
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The Good News

Ontario Trillium Foundation

Helping to Create Innovative

Economic Opportunities

Over the last year, the Ontario Trillium

Foundation Future Fund has provided 13

organizations with $2 million to kickstart

new opportunities for individuals to

participate fully in Ontario’s labour market.

These Future Fund grants focus on groups

that have traditionally experienced

employment barriers, including new

Canadians, First Nations, Métis and

Aboriginal people, women, and people with

disabilities.

Enhanced employment and economic

potential for Ontarians is an important

priority for the Ontario Trillium Foundation.

It introduced the Future Fund in 2007 to

support projects that create significant and

sustainable change in a specific area using

distinct and innovative approaches. Future

Fund recipients

create or transform the systems needed

to engage individuals, organizations and

communities over the long term.

broaden work choices.

incubate new ideas and approaches that

may prove worthy of subsequent scaling-

up across the province.

Among the 2009 Future Fund recipients were

Financing our Future c/o Carleton Centre

for Community Innovation: Awarded

$299,200 over 30 months to increase

access to capital to support the

development of a Canadian social

financing system to serve community

not-for-profit sector needs.

Centre for Innovative Social Enterprise

c/o Causeway Work Centre: Awarded

$342,700 over three years to establish a

Centre for Innovative Social Enterprise

that would provide support services to

emerging and established social

enterprises in Eastern Ontario.

Access Community Capital Fund:

Awarded $125,000 over three years to

scale up new chapters in six Toronto

neighbourhoods. The expanded

community loan program will provide

credit to a greater number of low income

individuals starting small businesses.

View a complete list of Future Fund

recipients at www.trilliumfoundation.org/

cms/en/ff_grants_08_09.aspx.

The Ontario Trillium Foundation is a sponsor

of this Special Edition of .
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Visit us on the web for access to tools, resources,
and information about the development of social
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issues we are facing, whether for building
and heating homes, purchasing food, or
paying for healthcare and other basic
necessities of life.

Lastly, the residents of Grand Lake
Stream Plantation can offer all of us a
lesson: collaborate, collaborate, collabo-
rate, regardless of traditional boundaries
of ideology, sector, and region. While
they may not call theirs a“TBL strategy,”
they bet their future on a development
approach that creates economic value
locally and drives economic benefits to
the entire community while ensuring a
healthy environment for future genera-
tions. Their work is not done. It will
require even more collaboration in the
years to come. It is this kind of commit-
ment we all must make, if we are to
create a world that is truly healthy, safe,
and prosperous for present and future
generations.
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1 Community Development Corporations were an
offshoot of the War on Poverty. CDCs are locally-

References

owned non profits that invest in housing,
community facilities, commercial real estate, job-
creating small businesses and other community
revitalization assets. Community Development
Financial Institutions were formed in 1994 as a
result of an act of Congress that established the
CDFI Fund of the U.S. Treasury. Backed by
federal grants and loans, as well as private grants
and investments, CDFIs more strictly provide
local financing to achieve similar missions of
creating access to capital among underserved
urban and rural regions.

(Toronto: House of Anansi Press, 2004), p. 132.
While the average household spends about 5%

of its income on energy bills, the average low-
income household spends about 15% on them.
(Some households on fixed incomes spend up to
35%.) If their homes are weatherized, the average
spending for energy would drop to 10% among
low-income households and 21% for fixed-
income households. See Hannah Choi Granade,
Jon Creyts, et al.“Unlocking Energy Efficiency in
the U.S. Economy,” (McKinsey Global Energy
and Materials, July 2009), 20 January 2010
<http://mckinsey.com/clientservice/
electricpowernaturalgas/downloads/
US_energy_efficiency_full_report.pdf >.
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KEITH BISSON is Project Developer, Rural

Resources & Policy at Coastal Enterprises Inc.

where he manages CEI’s Northern Heritage

Development Fund, a $10 million privately

and publicly funded initiative to create livable

wage jobs, affordable housing, and other

community benefits in Maine’s historically

forest-dependent rural regions. As a Franco-

American and graduate of McGill University in

Montreal, Keith considers himself a

“Canadianophile.” Contact him at

kbisson@ceimaine.org or 207-882-7552.

CEI has reported its experience and

learnings in TBL investment in a number of

publications. Among the most prominent are:
� “Sustainable Development and

Community-Based Economic

Development,” a 1992 paper that

embraced the needs for good jobs,

affordable housing, access to quality child

care, along with the environmentally

responsible development of business and

industry.

“Environmental Industries in Maine:

Opportunities for Development and Policy

Support,” a 1994 study that led to CEI’s

Green Fund investment initiative in the

mid-1990s.

“Sustainable Development in Practice: The

CEI Experience,” an award winning 1998

report published by the Tufts University

Filene Center for the Environment.
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