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Abstract
Cities are comprised of hundreds of thousands, if not millions, of small parcels of individually owned land. The fractured nature of these tenures, combined with the network of administrative and infrastructural bodies governing them, makes any form of significant and coordinated planning change incredibly complicated, if not untenable. This plurality, of both ownership and regulation, necessitates that stakeholder negotiation across the range of stakeholder groups is required to affect any meaningful change; particularly in an urban context. This range of stakeholder engagement is referred to as “Full stack” in the presentation title. The term is taken from software engineering and refers to a form of programming that covers all levels of the software “stack”; from the machine code and its distribution through to the well-designed human interfaces. Similarly, “full stack engagement” is an engagement methodology that aims to traverses the complete hierarchy of stakeholders within a field of enquiry and vertically align all levels of stakeholder self-interest. Rather than simply present yet another methodology, this paper also covers a worked example; illustrating how state government, local government, community members, infrastructure suppliers and a range of industry experts have been organised so as to promote precinct scale regeneration of the urban greyfields. 
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1. Introduction
Building new houses on the city’s fringe is, by development standards, a reasonably simple affair; land is acquired, rezoned, built and sold. This simplicity comes despite having no significant infrastructural capacity, typically being a large distance from jobs, and generally having little going for it (Newman et al., 2009). Effectively the ease of development comes from two factors; that the land is owned by one person or group, and that it is undeveloped, meaning that large scale infrastructure can be easily and reasonably cheaply delivered. However, given that most Australians live in urban centres, and all state governments are pushing for net increases in housing to come from infill (at roughly the rate of 70%) (Department of Environment Land Water and Planning, 2015; Department of Planning and Local Government, 2010; Department of Planning & Environment, 2014) significant issues arise about how to deliver new required infrastructure to established urban areas undergoing intensification. This issue is compounded by the ever-reducing size of redeveloped lots occurring in these urban centres. Increases in land value, combined with the typical redevelopment mode of land parcel subdivision, is producing smaller units of land in all major metropolitan centres. This fracturing of land parcels has specific issues when taken at the lot level, in terms of dwelling design and neighbourhood change (Newton et al., 2011; Newton and Glackin, 2014). However, when the thousands of subdivisions occurring across a city each year are considered, the effect, at a metropolitan scale, is to make the provision of any significant infrastructure almost untenable.      
   
Greening the Greyfields (Newton et al., 2012) was a research project that set out to ascertain if a new method of infill redevelopment was viable; one that could deliver more dwellings than the current suboptimal subdivision model, while simultaneously delivering infrastructural benefit. The focus was to explore the viability of “precinct scale” redevelopment; where land parcels could be amalgamated and redeveloped simultaneously, allowing for economies of scale allowing far more effective infrastructural retro-fitting. At the time of commencement, the project’s aim was to reduce urban sprawl and deliver significant sustainability benefits by promoting precinct-scale (4-40+ land parcels) redevelopment of aging housing stock in Australian suburbs. The logic behind the project was that the middle suburbs of Australian cities were going through piecemeal, lot-by-lot, redevelopment, with little strategic overview or direction. However, with policy intervention from strategic planners, these lots could provide far more dwellings, and far greater social and environmental ecological benefits if developed as amalgamated lots (precincts), rather than individually. 

The first four years of the project delivered numerous tools that illustrated the economic benefits of precinct scale redevelopment, as well as where these precincts could occur and the social and environmental benefits that could be achieved. In the final year, where the project was to be implemented as planning protocol in state and municipal governments, it was evident that simply presenting the tools to government and industry was not enough; a business case had to be established and residents had to be engaged to properly activate the concept. This led to a further two years of funding to develop the process to a point where it could be taken up by planners, developers and landowners. The following paper describes the process that have been undertaken by researches to and how the project has moved form a largely academic exercise into a project that has now been taken up by state and local planning policy to be included in metropolitan and municipal planning documents (The Victorian Department of Environment Land Water and Planning, 2017; Maroondah City Council, 2016).
 
2. Context and Complexity 
Greening the Greyfields (GtG) is a project chiefly funded by the Cooperative Research Centre for Spatial Information (CRCSI), three state planning departments and four municipalities in Victoria, New South Wales, Western Australia. Its aim is to focus on the urban Greyfields, i.e. areas with ageing housing stock going through piecemeal redevelopment (Newton, 2010), and explore how these areas could be strategical addressed so that that they are redeveloped more effectively in regeneration precincts. The project was designed to run over four modules. The first module explored the macro-economic benefits of land agglomeration versus the cost of additional sprawl. This proved that, particularly in terms of infrastructure provision, residential infill was far more beneficial than greenfield development, in terms of social and environmental outcomes (Trubka et al., 2010). The second module produced ENVISION, a 2D online planning platform capable of showing land parcels that will soon be redeveloped. Using this software, municipal and state planners can quickly, and using multi-criteria-analysis, determine what properties could qualify to become part of a regeneration precinct (from 4 to 40+ lot parcels) (Glackin, 2013; Newton and Glackin, 2013). The third module focused on designing software that could assess precincts. This software (Envision Scenario Planner - ESP) utilised CSIRO housing and climate models to create housing and other precinct typologies that were assessed for heating, cooling, energy, water use, gas use, transport, flooding and a range of other factors at both the unit and the precinct scale (Glackin and Trubka, 2015; Glackin et al., 2016; Trubka and Glackin, 2016; Trubka et al., 2016). Having provided the economics were correct, that precincts could be identified and that they could perform far more effectively than business as usual, the final module was to implement greyfield precinct regeneration as a formal planning tool. This would enable landowners to amalgamate lots, from which they would benefit financially and which, through better design, economies of scale and a system of incentives and obligations, would benefit all community members and simultaneously, thorough providing additional amenity and utility, save the municipal purse (Glackin and Newton, 2015). 

This implementation module was to be a twelve-month task. However, to fully enable a system of concessions and benefits, which would apply to existing land-use zoning, altering land-use statutes at the municipal level was required. This statutory alteration needed state and municipal approval; and If there was any indication that passing new laws may be too politically adventurous it would not occur. Similarly, in areas that are notoriously resistant to redevelopment, land-use alteration should also be sympathetic to local residents, who may oppose the plan at a municipal level and negatively affect councillors, or at a state level and negatively affect state politicians. To dig further into the issue of governance, there is a misguided assumption that government departments are a single unit and act as such. This is not the case. Though each body acts within a specific policy framework, individuals involved in two departmental sections may have two very opposing positions; for example, transport engineers and sustainability officers, strategic planners and statutory planners, or social planners and water asset engineers. Furthermore, many departments have, what one municipal officer labelled, a “tactical gap”; or an inability to move from policy to implementation, resulting in potential stagnation at the coal-face.

What the above is alluding to, and as per other Austrailan research (Potts et al., 2014) it that there are not just tiers of government that need to collaborate for change to occur, there are also multiple dimensions of operational governance within these organisations, and numerous networks of affect at the state, municipal and voter-base level. The above complexity is only for the land-use planning and zoning issues of the project. Similar complexities arise in: 
· developing appropriate design guides for suburban regeneration
· viability analysis for calculating concessions and obligations of developers at various scales
· modes of project funding, taxation and potential concessions for project delivering social good
· project ownership and land owner incorporation
· and ongoing maintenance of additional project amenity and utility. 
All of which must be established prior to actual property-owner engagement, to allow the process to go further than mere discussion.

3. Full-stack engagement and vertical integration. 
The term ‘full stack’ refers to skill-set, where a programmer has the capacity to write, or engage with, every part of the software’s architecture. Most software users are only familiar with the visual aspects of the software, as this is the Human Computer Interface where the underlying logic is abstracted into reasonably simplistic form, easily understood by humans. Behind this interface are layers of functionality that are largely not the concern of the user, but which are the actual functionality of the system. Each piece of “the stack” must communicate with its logical precursor and successor for the whole system to be effective and useable. To apply this analogy to engagement, if a system purely consisted of the interface it would service no other purpose than to engage the user, as without the complete system it is just an input device with no affect. Furthermore, if one part of the whole system is not functional, or is not implemented as part of the program, then the program will fail to execute, making the user input, again, pointless. What we are alluding to here, is that without a full system that translates user input (ie public participation or community engagement) and passes it through an integrated set of logic, then there will be no useable output or effect (Cavaye, 2004; Herriman, 2011; Reddel and Woolcock, 2004; Kelly, 2010; Eversole, 2012; Bond and Thompson-Fawcett, 2007)            

As such, and in the context of this paper, we use the “full stack” to refer to the complete range of stakeholders and how they must be vertically aligned to achieve effective change. We show how stakeholders not only have to be engaged in the process, but also how the research outputs and methodologies must be adapted so that they are functional within respective stakeholder institutional framework. Effectively this illustrates how, through implementing full-stack engagement, a business case is built within each stakeholder group that either supports the project outcomes, or adjusts project outcomes to reflect existing business cases and logic within organisations, all of which lead to the project having real-world effect.

The rationale behind such large engagement commitment relates directly to the complexity described above, but also level of participation required from landowners. Given that participants will be asked to commit their largest asset to the project, the scale of engagement, and particularly the desired impact on the decisions to be made sit firmly in the “Empower” section of the Public Participation Spectrum; where the engagement outcome is that the project “Will place final decision in the hands of the public” (IAP2, 2015), or in this case, the landowner. As such the project must deliver on the ability to implement that decisions, which requires the integration of all relevant organisations, and their business models, into the project.
    
In terms of method, ideally the implementation aspect of the research begins with stakeholder and process mapping; identifying all process and gatekeepers to obtain the relevant level of institutional support. However, due to the exploratory nature of applied research, this is often replaced by embedding researchers into the arena (such as state or local government, community or industry engagement), where they will practically and empirically interrogate the institutional requirements necessary for complete system implementation (Glackin and Dionisio, 2016). With the realistic assumption that each stakeholder will work in the self-interest of themselves of their organisation, and that each step has a precursor and successor, a system map should be constructed that illustrates the sub-process(s) each stakeholder is responsible for, their rationale for involvement, and the business logic of the organisation; which will indicate how to create an appropriate institutional narrative and workflow for each stakeholder group. Effectively the aim is to reverse engineer the system outcome by looking at the institutional barriers to its existence and how those barriers can be integrated to promote the system. A simplified version can be seen in Figure 1. In reality, this becomes a convoluted network of institutional interdependence that is not necessarily sequential; in that two parties may simultaneously require each other to take the lead, which leads to iterative negotiation and gradual process development. However, by mapping the system requirements, and the full stack of interdependencies, an implementation pathway, and the set of narratives necessary for each domain, will eventuate.     



Figure 1: Simplified workflow
4. Melbourne and Maroondah: A Case Study
The broad aim of the project was to increase housing density, housing choice and new infrastructure in the middle suburbs by promoting regeneration precincts as a redevelopment option to property. Additional dwellings could be provided through utilising a larger lot size, while additional hard and soft infrastructure could be provided by offsetting community and municipal infrastructural supply against value capture. This addition to existing infrastructure will hereafter be referred to as precinct “additionalities”. In essence, the project required that landowners choose lot assembly and precinct regeneration over single lot redevelopment. However, for landowners to undertake a far more complex process than simple land sale, there must either be development incentives or greater regulation of development options as a disincentive, both of which require statutory change to be undertaken by municipalities. There then has to be an incentive for municipalities to justify the costly process of creating new planning and business procedures to accommodate the precinct-scale regeneration model, as well as significant state support to politically de-risk the new process. A similar de-risking process then needs to be implemented to garner the support of state planning authorities. What this amounts to is an interconnected network of power relations, where each player is reliant on each other; in terms of both political support and technical/legal assistance. Figure 2 represents the network of power relations and system requirements, after six months institutional engagement with stakeholders.
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Figure 2: Simplified network analysis
After identifying the stakeholders and system requirements, the next step is to explore the business models within each domain and the changes in project narrative and outcomes necessary to obtain support. Table 1 presents an overview of the network map, with the requirements of each stakeholder, the necessary precursors and the narrative for each group. This table will be explored in the sections below. 


Table 1: Stakeholders matrix indicating the rationale, necessary precursors and narrative for each stakeholder group
	Stakeholder
	Event / object
	Incentive/rationale 
	Precursor
	Narrative or business logic

	Property owners
	Collaborate on land assembly
	Increased sale value

Opportunity for co-design

Opportunity for joint venture
	New zones (potentially)

New planning guidelines

Design templates

Exemplar legal forms

Exemplar financial models
	Build faith in the process (show its relative simplicity and formality)

Show benefit (financial and otherwise)


	Broader community
	Supportive of development
	Social/environmental benefit
	New engagement techniques linked to new planning and development process. 
	To show the community the potential for benefit

	Municipal government
	New zones to allow development incentives, value capture and social/environmental good 
	Reach policy objectives

Potentially save on municipal purse
	Proof of concept (due diligence)

Political will (and de-risking) to push to council.

Adequate design, planning, and engagement staff

Public statement of support (local policy)
	Implement local policy (sustainability and housing)

Implement state policy (more infill)

Satisfy community concern. 

Save municipal purse

	State government
	New scalable processes for precinct scale residential infill 
	Promote sustainable communities and reach infill targets.
	Proof of concept (due diligence)

Political de-risking

Municipal support

	Implement state policy (more infill)

Support municipal planners.

Gain a political win if successful

	Housing industry
	Acceptance of new regulations 
	Access to larger yields
	Proof of concept (due diligence)


	De-risked multi-lit redevelopment with costed requirements and development concessions.



4.1 Property owners
The aim of the project is to make precinct scale regeneration a normative process for landowners considering their redevelopment options, with the incentive being that it is more financially beneficial than single lot redevelopment. Given that formal collaboration and project management would be required, the additional costs and complexities of this process should be outweighed by the benefits of the process. Similarly, to counter the complexities of the process, a predefined development pathway and narrative must exist that will serve to make precinct scale regeneration less onerous to landowners. As such, the following are required before the process will be seriously considered by property owners.

1. A definitive planning process: In order to instigate precinct scale regeneration as a normative redevelopment option there must firstly be a formal planning process that guides the applicants through the legislative, financial and design schemes. It will be responsibility of the municipal government to generate this process, which will constitute the results from all points below.    
2. Legal and incorporation templates: The expected outcomes of regeneration schemes will be varied. As such, landowners need to be provided with the ranges of styles of incorporation and their merits, as well as the range of financial opportunities, which may include outright sale, joint ventures, public private partnerships, co-investment schemes and partial commitment of lot parcels to deliver regenerated housing to the landowner in combination to financial windfalls. Researchers (and consultants) are required to deliver this aspect of the process.    
3. Design specification at precinct scales: These will demonstrate the additional benefits that land owners can achieve through lot amalgamation, versus the additional infrastructure or provision of precinct functionality and amenity/utility, which precinct regeneration aims to achieve. Due to additionality largely being a function of context and place (which will explained in the municipal government section) this will come from both municipal government and designers who will need to be part of the research group.    
4. Viability analysis: This needs to exist at a variety of scales, including the benefit of municipal design concessions and the financial outlay necessary to obtain/earn these concessions by providing precinct additionality. There are a number of assumptions included here. The first is that precincts should aim to deliver additional hard or soft infrastructures, as well as housing diversity and significant increases in environmental performance. The second is that landowners will need some incentive to consider the proposal. Again, this is expanded on below, but simply, in order to achieve a level of precinct additionality, landowners will require a development incentive against which the additionality can be financially leveraged. This will naturally change with the scale of development; where, as more land is acquired, and has greater options for increasing density, and therefore profit, it also has greater ability to provide precinct additionality. These financial operation flow from the design outcomes and internal municipal calculations on additionality requirement. As such, this aspect of the process needs to be driven by the locale and context research within community and local government and to be delivered through the municipal planning process.   
5. An engagement narrative: This advertises the process to landowners and allows low-level, “kitchen table” engagements between potential precinct developers (landowners or otherwise) and local government planners. The development of all the above factors will be irrelevant if there is no delivery mechanism to bring the process to landowners. Indications from ongoing community research has indicated that this should be a scheme that is delivered by neighbours and supported by local government. The form that the narrative will take will then incorporate municipal broadcasting, followed by township meetings on the process, where champions at the neighbourhood and street level are trained in the initial deliver of the process.      

Currently we are working with a community advisory committee, composed of 15 community members has been involved in monthly workshops for a year, which are also attended by municipal officers. Thus far this has produced:
· The preferred narrative and delivery pathway: This was identified an assisted pathway through municipal planning, formalised into a specific ‘precinct redevelopment’ process, and delivered through street-by-street champions, or landowners who want to champion the concept at a precinct level.
· The preferred locations for a pilot: Based on local cultural understanding of the locales and their potential for land-owner acceptance of the pilot scheme, as well as geographical lay-out of the locales.
· Context based additionality: Identification of the range of additionalities that each precinct should aim to implement.   
· Design and viability analysis: The committee sees an immediate need for design specifications from a third-party which will allow the proposal to move from policy into actual precinct design and discussion. 
· Legal and managerial frameworks: The group has also identified the need for significant work to be done on providing them with the necessary tools for incorporation and project management. 

Ongoing work with the committee advisory committee will see the project move through design and feasibility work and into actual landowner engagement in proposed precincts. 

4.2 Broader community
As local communities are one of the largest impediments to increases in density, it is critical that residents become part of the engagement process so that they can help define a system that produces viable community benefit. Therefore, the broader community needs to be, as least partly, involved in the development of the broader process, particularly in terms of its narrative. Precinct neighbours also have to be incorporated in the planning process for precincts adjacent to them; as this will both prove precinct additionality and simultaneously speed up the planning process for precincts through reduced complaints.    

4.3 Local government 
From a local government perspective, the process of greyfield precinct regeneration presents the opportunity for standard redevelopment to become a mechanism that begins to deliver local policy. For example, and dependant on context, precincts over a certain scale may have the opportunity to deliver flood mitigation technology, tree canopy protection or additional walkability. This, along with the benefit coming from mandated increases in sustainability performance in new dwellings, and achieving metropolitan in-fill targets, are the rationale for municipalities to become involved in the process. As the previous section indicated, much of the responsibility for developing the concept into a formal planning and implementation process is reliant on municipal actions. These are expanded on below, and phrased in the dialect of municipal planning.
       
1. New zones or planning tools: At the municipal level, the ability to influence landowners comes down to the application of statutory planning mechanisms, or zones; which works by applying restrictions to development or allowing designs to be developed in specific conditions. As it stands, no zone in the pilot municipality provides the municipality the discretion to alter building heights, density or minimum lot size based on deign outcomes. Given that the regeneration precincts aim to incentivise landowners to engage in lot amalgamation by providing greater development concessions (and provide greater additionality) as the scale of development increase, this is largely what is required from the planning scheme.   
2. Alignment with municipal policy: To ensure that municipal governments have a valid business case for investing in the program the project must have a value proposition. In this instance, the value proposition is that municipalities can get their policies delivered by third parties (developers) if they successfully implement the program. As such, municipal officers must begin aligning the precincts’ objectives with local policies.    
3. Contextual analysis of location and additionality: To add to the above, precinct additionality will vary per location; as some areas will need more parks, while others would benefit from new paths, additional trees and so forth. The inquiry of which areas would benefit from what additionally can be done at a number of levels, but at the very least requires a whole of local government procedure, where officers from all departments provide information about the area, in combination with a community inquiry, as to what locals feel areas could most benefit from. The product of this should be a geocoded representation of issues and potential resolutions (which could be fixed by precinct additionality)     
4. Development of design specifications: These need to incorporate the specification from the above sections, indicative of precinct additionality at various scales and in various contexts, as well as best practice environmental design. Effectively the municipal government must begin to codify the desired design outcomes and how they will be incorporated into a legal framework for property law.   
5. Political de-risking (local and municipal): Given that all new objectives must be passed by elected representatives, political de-risking of any new process is necessary. Increases in density, changing neighbourhood character, additional vehicles are some of the most contentious issues in municipal governance. Therefore, any project that seeks to change property law to ultimately promote higher densities needs to be sensitive to the political environment. Due to this an effectively engagement strategy is required. The community aspect of this is elaborated on below, however engagement also needs to be conducted at the state level (to ensure municipal officers that they are not working on their own) and at the councillor level, to ensure that fears are allayed and that the project will ultimately have political support.     
6. Community Engagement strategy: The success of the project rests on the process being passed as municipal policy and law as well as community uptake. This requires many levels of engagement.
a. Engagement required by law prior to changing laws and policy.
b. Having community champions assist with the development of the program 
c. Getting community consultation on the locations and additionalities of precincts.
d. Developing the range of engagements, from municipal wide to street-by-street, that will ultimately produce precinct scale regeneration on-the-ground. 
7. Packing all of the above as a systematic package available to landowners and implementable by municipal officers. 

Ongoing work with the test municipality has seen us jointly develop:
· A community engagement methodology: this is based largely around the engagement processes of the municipality and has already occurred at the broad municipal level. Decisions are underway with regard to the methodology for intimate landowner discussions.
· Local policy commitment: The project has now been included in the Maroondah housing strategy and has been linked to directly resolving issues including infrastructure provisions, affordable housing and public open space (Maroondah City Council, 2016).
· A transparent process development history: This is a body of work that illustrates the rationale for statutory change to the state administrative body; including the relevant inputs form community members and local officers.
· All of (local) government processes: These workshop processes, where all relevant local officers (planning, engineering, strategy, assets, open space, social planning and so forth), have allowed the project to identity areas where context specific precinct additionality has been identified. This has produced maps highlighting the areas most in need of additional capacity, many of which overlapped between departmental functions.
· Commitment to rezone: the local government has committed to some form of statutory change to enable the process to occur. All that remains is to confirm the nature of this change and the specifics of the amendment.  

4.4 State government
From a state government perspective, the Victorian Department of Environment, Land, Water and Planning have a mandate to “shape and support liveable, inclusive and sustainable communities and thriving natural environments throughout Victoria”. As such they must advocate and implement policies that strategically promote sustainable communities and therefore have a vested interest in assisting programs that are also actively seeking the same ends; which is their motivation for assisting with this project. However, due to the highly politicised nature of state governance, as well as the necessity of having a reliable evidence base for project support, due- diligence must be performed so as not to unduly embarrass the department or show that it is supporting research not aligned with departmental methodologies.     
      
In the context of this project, state government are responsible primarily for assuring the scalability of the project outside of its pilot geographical area, but more importantly for showing state support though a policy statement. Without such public support (in the form of a state policy directive), local government may not have the political will to formally support the research. Furthermore, without this policy statement the municipal government will not have a significant rationale to provide significant staffing to the project. Effectively a policy statement at the state level is required to provide the municipality with the imprimatur to implement the project. However, and as indicated above, in order to achieve this the project must consider the following:  

· Policy alignment: If the project is not speaking to a specific policy in state government, and using the same language as within state government, it is unlikely to be received positively. For example, when adapting the project to the New South Wales environment, it had to be recast in terms of local policy, i.e. “the missing middle” or the lack of medium density housing locally. 
· Business alignment: The project must adhere to existing business models, or in some way adapt existing planning schemes and processes.  
· Political management and de-risking: The project needs to provide assurance that al diligence has been taken, and that the relevant amount of community consultation has occurred to prove that the project has community and municipal support. 

Ongoing work worth state government has seen the project be included in the metropolitan Melbourne strategy to 2050 (ref) and the department commit to additional resources to assist with scaling the project to additional municipalities, which will test the scalability of the project.

5. Conclusion
As can be seen, the above is largely a process of ensuring vertical integration between all stakeholders, processes and the necessary precursors to each process, as well as illustrating the accepted business model/narrative and their rationale for involvement. What should also be evident is the iterative and intertwined aspects of these developments; in that state government will not commit without municipal support, municipal implementation will not come without state approval, land-owner cooperation will not commence without a municipal process, which will not be established without land-owner and community commitment. Effectively every process is dependent on another, but in a cyclic, rather than a linear fashion, which has the capacity to generate a ‘stalemate’. Rather than seeing this interdependence as a blockage to any progress, it is here that the engagement process must begin; by identifying all the above inter-dependencies.

What this produces to a system map of each player and their reliance on each other, which then indicates what needs to be done within each institution to support any new “step-change” process. By working through the requirements of each organisation, and adjusting the research so that it includes the business models and logics of those authorities, a pathway through all regulative bodies allowing decisions at the grass-roots level to have effect.

Given that Greening the Greyfields set out to be a system where landowners could commit their properties to more effective urban regeneration, the geo-identification software, precinct visualisation and assessment software and the macro-economic modelling were simply a precursor to integration exercise. Aligning the full stack of players has, to date, taken three years and will take at least another one to finish. Notwithstanding, we are now at a point where state government has openly endorsed the project as metropolitan policy, local government has ratified the process as part of their housing strategy, as well as committed to rezoning, and community members are designing the process narrative as well as its pilot locations and outcomes. As such, with only the design and viability aspects of the project left before we move into the rezoning process, we are now at the point where we can actively commence land-owner engagement. However, rather than going into the field to advise the community or to obtain information on hypothetical scenarios, we are entering this last stage with the full knowledge that any decisions made at the landowner level have the capacity to go well beyond discussion and into effect. 
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