Sustainability Conference (5-7 January 2009)

Role Play Scenario


Keynote Role Play: 
A Shareholder Meeting to discuss the latest Property Inspection Report 
for the investment ‘Planet Earth’
In this role play, the audience is introduced to a property inspection scenario, where the audience is a group of shareholders, examining their investment portfolio with regard to the performance of “planet earth”. 
Note that this role play relies on:

· Participants feeling comfortable with interacting with the presenters/ facilitators.

· Participants being able to take the metaphor of the planet being a property for sale, and contributing responses within the context of this metaphor.

[Facilitators introduce the role play]

Good afternoon, my name is Zachary Mienwieser, from Intergalactic Investments. Welcome to this afternoon’s shareholder meeting on the property ‘Planet Earth’, where we will discuss the investment’s performance, based on the original condition of the planet at time of purchase (Figure 1), and a recent inspection report. 
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This unique property is conveniently located only 2
planets from the sun, and enjoys stunning views of the
sun rising and setting, along with romantic views of
the moon in the evening. This freehold self-contained
property has:

- hot and cold running water;

- fully furnished with opportunities for renovation;

- fully air-conditioned, spacious grounds with
abundant vegetation and wildlife;

- large in-ground, no-maintenance salt water pool.

Property stipulations:

- Pets allowed, No-smoking,

- Onsite waste management
(limited waste collection)






Figure 1. For Sale Property Description, Planet Earth
Our company has also undertaken an inspection of the property, which has raised a number of potential issues with regard to the performance of this investment:
· The air-conditioning seems to be working but the climate control system is playing up with most rooms on the warm side.
· Tests on the pool water showed an unusually high level of acidity. Something is not quite right as it is really full – with the potential for imminent flooding, possibly coming from the chiller room?

· Unfortunately the tenants appear to have been smoking – the air quality is not so good, particularly in the more used areas of the property.

· The garden is not looking very good – major trees have been felled and the remaining vegetation is dead or dying. Most of the natural species have been replaced by introduced species.

· There is a curious heap in the backyard, where tests show that it contains a lot of waste and contamination that will need remediating.

· There are holes everywhere, with what looks like the tenants’ attempts to look for something?

· There is a smoke stack and machinery in the backyard, which appears to be used for power generation, but which is polluting the air quite substantially.

· There appears to be reduced water pressure on the property, perhaps indicating a lack of potable water supply, from the groundwater, or surface water? 

· There are also leaky taps and it may be the case that the tap water is potentially contaminated.
Based on such a predicament, the researchers would usually recommend that the property is sold immediately as a poor performing investment, with high future risk of liquidation. However, due to the lack of other property available (Mercury is too hot, Mars appears to have had life and water in the past but is currently inhospitable – and too moons available around Jupiter are just too far away!), it is recommended that the shareholders consider possibilities for rescuing this property investment and returning it to a secure investment. Perhaps there is a way to spend the minimal amount of capital so that the property can be sustained?
Before we go ahead, we need to know what the shareholders think about the priority areas. What priorities are suggested to address these issues – what do you want to do first, as a priority?

[The Facilitators then ask the audience to consider the options for addressing the challenges in this ‘property investment. Ideas generated in the 5 minutes allocated to this exercise included – in order of contribution:

· Evict the tenants and rent the property as a holiday house!
· Talk to the property manager about their management practices and environmental management requirements.

· Completely renovate the property.

· Educate the tenants about the 4-Rs: 1) Reduce; 2) Reuse; 3) Recycle; 4) Replenish. (Further to the first plenary speaker’s presentation)

· Seek indigenous knowledge with regard to opportunities for repairing and operating the property.
· Only allow back-yard (local) parties – no flying/ driving around to party!

· Replace the body-corporate!

· Consult the leaders about the state of the property.

· Ensure the tenants have respect for each other, and for the non-human inhabitants of the property.

· Meter the tenants’ water and electricity use.

· Take the bond and use it for repair works (unfortunately the bond is minimal).
· Influence the design on the retrofit of the property, to ensure that it is sustainable.
· Promote clean buildings to save energy.

· Engage in conflict resolution with the tenants.

· Understand that the tenants do not ‘own’ the property; in fact the tenants ‘belong to’ the property.
· Respect the tenants’ rights – human and non-human.]

[The facilitators summarise the recommendations for the investment property] 
So, perhaps there is a problem here - there appear to be a number of emerging priorities requiring attention, including:
· Completely repaint the house

· Replace the carpets

· Replace the pipes

· Redo the wiring

· Completely relandscape the garden

· Dig up the backyard and remediate the land, processing all the waste

· Educate the tenants

· Research the environmental requirements, and indigenous opportunities for retrofitting and refurbishing the property

· Consult the body corporate

· Have the air-conditioning system completely re-gassed and the controls recalibrated
· Undertake a proper stocktake of the investment assets (further to this cursory property assessment)

Risk – Benefit Curve Discussion

[The facilitators summarise the risk/ benefit profile for the investment property] 
This is a complex situation, requiring us to consider a number of issues quickly. Overarching all other issues is the problem of ‘air-conditioning’ – if we can’t get the climate control right, then the property won’t be lettable – otherwise no one will want to live there!  
Considering Figure 2:

· The x-axis is the level of commitment that the share-holders may choose to exert, with regard to this investment.
· The right-hand y-axis is the level of potential risk exposure with regard to the shareholders’ decision.

· The left-hand y-axis is the level of potential exposure to benefits with regard to the shareholders’ decision. 

The two sets curves show the present situation and future projections (i.e. in 20 year projections) for risk and benefits, where the risks with regard to performance increases over time, and the benefits reduce. Given these curves, consider the following: 
· If the shareholders do not make a decision on the investment – i.e. (a) and (b) - effectively they are facing the prospects on the y-axis of the figure, where there is a high level of future risk to the investment becoming a liability, and a very low potential for beneficial performance of the investment.
· As the shareholders increase their planned commitment to the property, their exposure to risk reduces (c), and their exposure to potential benefits (i.e. returns on their investment!) increases (d).
So, time is of the essence, decisions need to be made, and the decision will affect the risk profile of the investment.
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Figure 2. Transition Considerations (Source: TNEP, 2008)
Decoupling Curve Discussion
[The facilitators explain the decoupling theory]
Further to the risk and benefit considerations for the property, it is also important for the share-holders to consider how they will turn their investment around, from negative impacts associated with leasing the property, to no impacts, or positive impacts. 

First, the challenge is to stem (‘a’) the pollution being emitted to produce the tenants’ lifestyles as the pollution is negatively influencing the property (or ‘the environment’). This is known as ‘relative decoupling’ of the bad practices. Then, the challenge is to stop (‘b’) the increase in pollution to support the lifestyles, which is known as ‘peaking’ of the bad practices. Once the bad practices have peaked, they can be said to have been ‘absolutely decoupled’ from the lifestyle. 

Then, the challenge is to reduce (‘c’) the pollution emitted to a manageable level, that can be dealt with by the property manager, through for example onsite maintenance (i.e. ‘tailing’ the bad practices). The timing and targets for ‘peaking’ and ‘tailing’ bad practices create a unique curve in Figure 3, which is known as the peak and tail ‘trajectory’. 
There is also the potential to create good practices that are linked to lifestyles, which is known as ‘coupling’ and which can result in a positive environmental impact and enhanced environmental quality.





Figure 3. Conceptual and Stylised Representation of a Decoupling Graph (Source: TNEP, 2008)
In reality, for our ‘planet earth’, the climate control system affects all other issues directly, perhaps requiring it to be the issue of primary urgency. We need to formulate a ‘peaking and tailing’ plan to try to stop increasing, then reducing greenhouse gas emissions to a level where we can regain balance in the climate control system. We also need a plan for each of the other issues raised. Given the complexity of the system, improvements in other areas is also likely to affect the performance of the climate control system, so we need to be careful as to how it proceeds.
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