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1. INTRODUCTION 
This Community Engagement Outcomes Report has been prepared by Brilliant Logic Pty Ltd  
(Brilliant Logic) for Fortis (the Applicant) to support a State Significant Development Application (SSDA) 
SSD- 86017721 for the site at 23-31 Dover Road, Rose Bay (the site).  

The Minister for Planning, or their delegate, is the consent authority for the SSDA and this application is 
lodged with the NSW Department of Planning, Housing and Infrastructure (DPHI) for assessment.  

This report has been prepared in response to the requirements contained within the Secretary’s 
Environmental Assessment Requirements (SEARs) dated 13 June 2025 (SSD-86017721).  

This report has been prepared in response to the requirements contained within the Secretary’s 
Environmental Assessment Requirements (SEARs) dated 13 June 2025 (SSD-86017721). Specifically, 
this report has been prepared to respond to the following SEARs:  

 SEARs Item  Project Response  

Detail engagement undertaken and demonstrate 
how it was consistent with the Undertaking 
Engagement Guidelines for State Significant Projects. 
Detail how issues raised, and feedback provided 
have been considered and responded to in the 
project. In particular, applicants must consult with:  

• The relevant department assessment team  
• Any relevant local councils  
• Any relevant agencies  
• The community 
• If the development would have required an 

approval or authorisation under another Act 
but for the application of s 4.41 of the EP&A 
Act or requires an approval or authorisation 
under another Act to be applied consistently 
by s 4.42 of the EP&A Act, the agency relevant 
to that approval or authorisation 

Consistent with NSW Department of 
Planning, Housing and Infrastructure 
expectations for early and effective 
engagement on State Significant projects, 
Fortis planned and delivered an 
engagement program aligned with the 
Undertaking Engagement Guide: Guidance 
for State Significant Projects. The program 
connected with relevant community 
stakeholders. See Section 2.2 for a 
detailed overview of the approach. 

 

1.1 Project Description  
The application seeks development consent for an SSDA which will facilitate the redevelopment of the 
site for a residential flat building using the in-fill affordable housing and mid-rise housing controls in 
accordance with the recently introduced provisions under the State Environmental Planning Policy 
(Housing) 2021 (Housing SEPP).  

The project seeks consent for:  

• Demolition of existing buildings on site and tree removal 
• Construction of a residential flat building comprising two levels of basement car parking, eight 

storeys of residential dwellings, communal open space and associated landscaping. 
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The building will include:  
o 15% affordable housing operated and used by a CHP for a period of 15 years 
o 49 residential dwellings including 1-, 2-, 4- and 3-bedroom typology 
o Vehicular access from Dover Road and provision for parking of 66 car parking spaces, 

including 6 visitor, 5 accessible, 7 motorbike spaces, and 54 bicycle spaces 
• Storage areas, utilities and service provision.  

Refer to Architectural Plans prepared by MHN Design Union (MHNDU) appended to the Environmental 
Impact Statement. 

1.2 The Site  
The site is located at 23-31 Dover Road, Rose Bay. The site occupies five lots legally described as Lots 
10/A in DP4244, Lot 11/A in DP4244, Lot 12/A in DP4244, Lot 13 in DP663078 and Lot 1 in DP105598. 
The site area is 2657sqm.  

The site is located to the immediate east of the Rose Bay town centre in the Woollahra local 
government area (LGA). The Rose Bay town centre is identified as a Low-Mid Rise Centre under the 
Housing SEPP.  

Existing development on the site includes:  

• A single storey building with a large gable roof, housing the Rose Bay Family Medical Centre at 
23 Dover Road. The zoning of this property is still residential 

• Two-storey rendered houses with pitched tiled roofs at 25 & 27 Dover Road  
• A single storey rendered house with a pitched tiled roof at 29 Dover Road 
• A two-storey rendered dual occupancy with a pitched metal roof at 31 Dover Road.  

All five lots have vehicular access from Dover Road, leading to garages. Pedestrian access is also 
available from Dover Road through gates in the front fences. 
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2. COMMUNITY AND STAKEHOLDER ENGAGEMENT STRATEGY 
This section summarises the engagement undertaken between June and August 2025 to inform the 
community and stakeholders about the SSDA scheme and invite their feedback. The approach and 
outcomes are consistent with the Department of Planning, Housing and Infrastructure’s Undertaking 
Engagement Guide: Guidance for State Significant Projects. 

2.1 Engagement Objectives 
The engagement strategy for this phase of the project aimed to build connections with the Rose Bay 
community through the State Significant Development (SSD) process. By encouraging transparency and 
open communication while addressing community concerns, the approach was intended to support an 
informed and inclusive planning process and to guide refinements to the proposal in preparation for 
SSDA lodgement. The community engagement process aimed to: 

• Provide plain-language, visually clear material that explains the project so stakeholders can 
stay informed 

• Create multiple ways to participate by offering a mix of online, in-person and print channels 
• Listen actively and capture all feedback 
• Analyse emerging themes and brief the project team on community sentiment 
• Report back and close the loop, by sharing what was heard and explain how community input 

informed the proposal 
• Clearly outline key concerns raised and the actions taken in response to show a transparent, 

considered process 
• Align all engagement activities and reporting with the NSW DPHI 2022 Community & 

Stakeholder Engagement Guidelines. 

2.2 Stakeholders 
Stakeholder 
Group 

Sub-groups Engagement Notes Actual Engagement 

Woollahra 
Municipal 
Council  

 Hosted by Urbis see 5.1 for 
notes from this meeting 

A meeting was held on 18 September 
2025 with Woollahra Council members 
and the applicant project team (see 
Section 5.1 for feedback) 

Local 
neighbours 

Immediate 
neighbours: 
Residents in 
streets 
including Dover 
Road, Spencer 
Lane, Carlisle 
St, Wilberforce 
Ave 

 

Most affected by impacts 
on views, sunlight, traffic, 
construction - two 
letterbox flyer drops within 
defined radius (incl. QR 
code to website/feedback). 
 

Received first postcard, 18 June 2025 

Completed survey (see Section 5.4 for 
feedback) 

Submitted email submissions via website 
(see Section 5.6 for feedback) 

Participated in focus group July 2025 - 
3/7 participants were neighbours (see 
Section 5.7 for feedback) 

Received eDM with design & FAQs  
22 August 2025 
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Received final postcard 25 August link to 
FAQs / project website 

Rose Bay 
Residents 

Owners/tenant
s across Rose 
Bay 

Extended reach beyond 
immediate neighbours to 
ensure broad information 
was shared in most of Rose 
Bay itself 

Both first and second 
postcards delivered to 
entire suburb of Rose Bay 
residential letterboxes. 

Received first postcard, 18 June 2025 

Completed survey  (see Section 5.4 for 
feedback) 

Submitted email submissions via website 
(see Section 5.6 for feedback) 

Participated in focus group July 2025 - 
5/7 participants were Rose Bay residents 
(see Section 5.7 for feedback) 

Received final postcard 25 August link to 
FAQs 

Broader 
Community 

Locals from 
nearby areas 
including  
Dover Heights, 
Vaucluse, 
Bellevue Hill, 
Watsons Bay 

Interest in Rose Bay from a 
visitor perspective 

Completed survey (see Section 5.4  for 
feedback), survey Q3 indicated 
knowledge via news, social media and 
word of mouth 

Submitted email submissions via website 
(see Section 5.6 for feedback) 

Rose Bay 
Retail 

Local retail (e.g. 
Rose Bay 
retailers) 

Invite to focus group and 
supplied postcard with 
project website  

Received first postcard, 18 June 2025 

Completed survey (see Section 5.3 for 
feedback) 

Participated in focus group July 2025 - 
1/7 participant identified as a retailer 
(see Section 5.7 for feedback) 

Received eDM with design & FAQs  
22 August 2025 

Project 
delivery 
partners 

Project 
partners: 
MHNDU 
Architects & 
consultants, 
Brilliant Logic, 
Fortis, Urbis for 
Social Impact 
Assessment 

Liaison and agency 
feedback logged in 
Consultation Outcomes 
Report 

Architects/Urbis attended 
focus group  

Coordinated survey 
questions with Urbis to 
address social impact and 
community engagement in 
the same channel. 

Email correspondence with MHNDU – 
entire duration of campaign 

Email correspondence with Urbis – 
during and post engagement campaign 

Meeting with Urbis re: community 
feedback outcomes 19 May 2025 

 

The proposed development may impact various stakeholders, such as agencies, authorities, service 
providers and community organisations.  
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3. Engagement Activities 
This section describes the engagement activities carried out for the project. In line with the Department 
of Planning, Housing and Infrastructure’s Undertaking Engagement Guide: Guidance for State Significant 
Projects, the approach was scaled to reflect the project’s context, size and potential impacts. The 
following pages set out the activities undertaken with the community and other key stakeholders. 

3.1 Engagement Types 
Engagement activities for the SSDA preparation included direct mail engagement, focus groups, 
supported by an online survey, email submissions and a project website.  

Invitations to participate in engagement activities were distributed via an initial letterbox drop to a large 
Rose Bay area on 18 June 2025. This engagement piece invited community members to view project 
information on a website and encouraged survey and email submission feedback. All channels offered 
community members to leave a contact email or phone number to participate in engagement sessions 
in July. 

Emails were then sent via Brilliant Logic to 33 stakeholders who expressed interest in joining face to face 
feedback sessions via a focus group. 

The focus group session held in July began with a presentation from the project team and architect, 
followed by an open discussion and question time, with notes recorded by a facilitator. All community 
members were advised that their feedback would remain anonymous. Sessions were facilitated by an 
engagement specialist, with notes recorded in real time to ensure an accurate reflection of views in this 
report. 

During this phase, seven community members attended the focus group on 15 July 2025. 49 people 
completed the online survey and 21 email submissions were received. Feedback was captured through 
facilitator notes, direct email submissions and survey responses. All insights were categorised against 
key themes to ensure consistent analysis.  

After the focus group and initial survey responses, we recommended development of Frequently Asked 
Questions (FAQs) to answer common questions that were raised through the initial engagement. We also 
recommended the applicant consider a closure communication piece to engage community members 
and residents within the nearby area of the project location. 

 A second letterbox distribution took place to residential homes within Rose Bay on 25 August 2025 to 
invite them to leave further feedback on the project website, view the proposed design of the 
development and seek information to the common questions and issues raised about the proposal. 

A second email via eDM sent 22 August was also sent to all those who left email addresses (33 people) 
during the consultation phase referring them to the FAQs and updated design information of the 
proposal. 
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4. KEY THEMES OF FEEDBACK 
This section provides an overview of the key feedback themes that were heard through the consultation 
period. For a detailed summary of all feedback, refer to Section 6. Feedback Summary. 

4.1 Key Themes Raised 

• Affordable housing: Mixed views – some support for key worker housing, but many doubt 
affordability, governance and long-term benefit 

• Height and bulk: Strong opposition to eight storeys, preference for lower-scale (3–5 storeys) 
development 

• Traffic, parking and infrastructure: Common concern about congestion, limited road capacity, 
inadequate public transport, schools and utilities 

• Community character: Desire to protect Rose Bay’s “village feel”, low-rise scale, sunlight 
access and neighbourly atmosphere 

• Design and quality: Some acknowledgement of good architectural references (Rose Bay Hotel, 
stepped-back form), but overshadowing and bulk remained concerns 

• Construction impacts: Anxiety around excavation risks (shallow water table, subsidence), 
noise, dust, safety and property damage 

• Positive contributions: A minority noted potential benefits in boosting local retail, housing 
diversity and introducing more greenery/landscaping 

 

4.1.1 Affordable Housing 

Questions raised: 

• How will eligibility, management, and tenancy rights be handled? 
• Who ensures affordability after 15 years? 
• Will nurses/teachers realistically live here given traffic and costs? 

Feedback: 

• Some support for housing key workers to maintain community diversity 
• Strong scepticism that units will be “truly affordable” in Rose Bay 
• Concern that affordable housing is a planning concession for extra height rather than genuine 

community benefit 

Key Comments: 

• “I’d support affordable housing if it was in perpetuity. If it’s only a requirement for the developer 
to get permission and has a limited life it doesn’t fix the long term problem.” 

• “The affordable housing is only for a limited period of time. Then reverts back.” 
• “It won’t be affordable housing—even at its discounted rate. Like the over 55’s developments—

who will be policing it?” 
• “People say they want a diverse neighbourhood… not just elderly people with lots of money 

buying penthouses.” 
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4.1.2 Height and Bulk 

Questions raised: 

• Can the scale be reduced to 4–5 storeys? 
• How will overshadowing of neighbours and streets be addressed? 

Feedback: 

• Many described the project as “too big” or “out of character” for Rose Bay 
• Some appreciation for the stepped-back design and architectural references 
• Ongoing concern that eight storeys overwhelms the “village” atmosphere 

Key Comments: 

• “It is too bulky. 50m is too high… Macleay St doesn’t need another one.” 
• “Should only be a maximum 3 to 4 storeys high.” 
• “The development appears excessive in height. The upper levels should be recessed further so 

it appears as 4 storeys to the street.” 
• “The CGI looked good – I liked the step-back at the top – but it’s just too much for Rose Bay.” 

 

4.1.3 Traffic, Parking and Infrastructure 

Questions raised: 

• How will Dover Road congestion and safety be managed? 
• Will servicing, deliveries and waste be contained on site? 
• Can public transport, schools and utilities cope with additional residents? 

Feedback: 

• Widely shared concern about already-congested local roads 
• Calls for more buses, ferry services and upgraded infrastructure 
• Fear of basement excavation impacting water tables and surrounding properties 

Key Comments: 

• “Last week I sat in a traffic line right outside this site… my car did not move 1cm in 15 minutes.” 
• “Rose Bay traffic is already terrible with so much development with no adjustments to traffic 

conditions.” 
• “Water, electricity, sewerage – massive issues. And 60 more cars at that intersection will be 

horrendous.” 
• “We need more buses, we need more ferries… public transport has to be upgraded.” 

 

4.1.4 Community Character and Design 

Feedback: 

• Strong attachment to Rose Bay’s “village” scale, quiet residential feel, and mix of old/new low-
rise homes 

• Desire for quality architecture that complements the streetscape 
• Calls for deeper planting, landscaped setbacks, and preservation of significant trees 
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Key Comments: 

• “Rose Bay has a village atmosphere, which will be spoilt by an eight storey development.” 
• “Old and new housing with no more than 3 levels – we all need sunshine.” 
• “We like the area because it’s a community. Everyone knows everyone.” 
• “I liked that it referenced the Rose Bay Hotel – the design was beautiful, but it’s still too tall.” 

 

4.1.5 Construction Impacts 

Feedback: 

• Concerns about excavation safety, structural damage, vibration, and flooding risk 
• Requests for clear communication, mitigation protocols and advance notice 

Key Comments: 

• “Deep excavation and overdevelopment in a shallow water table has foreseeable outcomes for 
properties in the area.” 

• “Damage to nearby residents’ property due to heavy vibration of drilling – even smaller projects 
have already caused cracks.” 

• “We’ve had so much construction locally. Please manage trucks, hours and safety.” 

 

4.1.6 Potential Positives 

While the majority of responses were negative or cautious, some noted potential benefits: 

• More residents could support local businesses and restaurants 
• Opportunity for affordable housing to bring diversity if delivered genuinely 
• Greener setbacks and landscaped areas seen as positive if maintained 

Key Comments: 

• “It will allow young families to live in Rose Bay.” 
• “Continue to attract a diverse range of cultures to the area.” 
• “Retail is tough enough as it is – 49 apartments means 100 more customers for local 

businesses.” 

 

 

4.2 Ethics and Privacy 
Participation was voluntary. Session attendees were advised that feedback would remain anonymous. 
Survey and email submissions were collected and stored securely, with personal details used only for 
project updates where consent was provided. No incentives were offered. A summary register of 
interactions is maintained and available on request. 
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5. COMMUNITY ENGAGEMENT ACTIVITY 

5.1 Council Engagement  
A meeting was held on 18 September 2025 with Woollahra Council members and the applicant project 
team. 

The key discussion points were as follows: 

• Landscaping: The existing trees on site are to be removed and replaced with five medium-sized 
trees, which meets canopy control requirements. The driveway crossover will be an extension of 
an existing one, and root mapping has ensured no impact on nearby trees. Deep soil provision is 
compliant with the LMR Canopy Coverage controls. 

• Zone Objectives: Urbis addressed Council’s queries on zone objectives, and Council had no 
further comments. 

• Sunlight and Overshadowing: The proposal generally meets minimum ADG requirements, 
except for 18 Wilberforce, which is planned for future redevelopment as part of a larger site. 

• Parking: The development complies with Housing SEPP and Woollahra DCP requirements for 
parking, including visitor, cycle, and electric vehicle charging. Council noted an upcoming 
amendment to the DCP for carshare requirements, but this is unlikely to affect the current 
lodgement. 

• Aboriginal Heritage: An Aboriginal Cultural Heritage Assessment (ACHA) has been prepared and 
was in its third stage of consultation, with Heritage NSW involved. 

• Traffic: Council raised concerns about the proposed crossing’s proximity to a roundabout and 
suggested a ‘left in, left out’ strategy to mitigate traffic impacts. Further queries can be directed 
to the Council Traffic team. 

• Privacy: Elevated rear gardens and landscaping have been designed to protect the privacy of 
neighbouring properties. 

 

5.2 Engagement Materials 
Appendix A showcases the presentation materials that were produced to inform and promote the 
opportunity for feedback during the community engagement process for this project. This included: 

• A6 postcard delivered by letterbox distribution June 2025 
• A6 postcard delivered by letterbox walkers August 2025 
• Online survey 
• Online feedback form 
• Project Website – June & August 
• Email invitations for Focus Group 
• Focus Group with Presentation by MHNDU 
• eDM 
• FAQs 
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5.3 Letterbox Distributions 
In order to encourage community engagement, Brilliant Logic facilitated an initial local letterbox 
distribution in June 2025 to all residential and commercial properties in the project area. 

The postcard content was prepared to outline the project site and applicant’s proposal and to highlight 
the specific opportunities for community members to provide feedback during the SSDA preparation. 

Brilliant Logic organised a letterbox distribution via Australia Post of an A6 postcard during the week of 
Monday 16 June to Friday 20 June 2025. A total of 3000 letterboxes across residential and commercial 
letterboxes received the postcard for this distribution to a target area of Rose Bay. 

The following map indicates the area that the first postcard was delivered to within Rose Bay. 

 

A second letterbox distribution was organised in August to close off community engagement before the 
lodgement of this report. The aim of this distribution was to direct final feedback to the project website 
and inform the community of answers to the commonly asked questions that had been raised during 
the engagement period. 

Brilliant Logic organised this second letterbox distribution for residential homes only, given they were 
the main stakeholders during the engagement phase. Walkers distributed a second A6 postcard during 
the week of Monday 25 August to Wednesday 27 August 2025. A total of 3000 residential letterboxes 
received the postcard. 

The following map area marked in blue indicates the area that this final postcard was delivered to within 
Rose Bay. 
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5.4 Online Survey  
A 15-question online survey, hosted on SurveyMonkey, was promoted through both letterbox 
distributions, direct email to registered stakeholders and updates on the project website. A total of 49 
people completed the survey during the engagement period. 

The survey provided valuable insights, with 49 responses offering a good indication of feedback from the 
community. While the findings may not capture every perspective, they can be considered broadly 
indicative of community views. 

A detailed question by question breakdown of survey responses, including all open text comments, is 
provided in Appendix B, 8.2 Survey Responses. This section summarises the key themes and findings 
from the survey to support the analysis of engagement outcomes. 

Q1 Which of the following best describes you? 

Most respondents (88%) were residents of Rose Bay, with a small proportion (8%) from neighbouring 
suburbs such as Dover Heights, Vaucluse, Bellevue Hill and Watsons Bay. Only one respondent 
identified as a business owner or employee in Rose Bay, and none identified as regular visitors or ‘other’. 

Q2 How did you first hear about the proposal at 23–31 Dover Road? 

Respondents heard about the proposal through a mix of sources. Around one-third (31%) became aware 
via letterbox drop, 29% via local news, 27% through word of mouth and 12% via social media. One 
respondent mentioned a neighbour as their source. 

Q3 How supportive are you of this proposal in Rose Bay? 

The majority of respondents opposed the proposal, with 61% strongly opposed and a further 16% 
somewhat opposed. Only 18% expressed support (8% strongly, 10% somewhat), and 4% were neutral or 
unsure. 
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Q4 What aspects of Rose Bay do you most value and would like to see protected or reflected in 
this proposal? 

47 community members provided written responses. The most common themes included: 

• Protecting Rose Bay’s village atmosphere, quiet character and community feel 
• Maintaining low-rise built form (generally no higher than 3–4 storeys) to preserve sunlight, views 

and separation between buildings 
• Traffic and parking capacity, with calls to avoid overdevelopment that overwhelms already 

stressed roads 
• Preserving green space, landscaping and harbour access, with some noting the importance of 

protecting existing trees and open spaces 
• Concerns that large-scale development would erode Rose Bay’s unique suburban charm and 

place additional strain on infrastructure. 

Q5 What information would you most like to receive as part of the consultation process? 

Traffic and parking impacts were the most requested information (41%). Other priorities included 
design and building aspects (18%), construction timelines and disruption (20%), landscaping and green 
space (8%) and housing mix/affordability (8%). Several respondents wanted “all of the above”, while 
others sought detail on structural safety, indemnities for damage and independent infrastructure 
assessments. 

Q6 How supportive are you of including a portion of affordable housing (for key workers such as 
teachers and nurses) in this proposal? 

Responses were mixed. Around 29% strongly supported and 6% somewhat supported the idea. 
However, 35% strongly opposed and 14% somewhat opposed it. 16% were neutral or unsure. Written 
feedback highlighted scepticism that affordable housing would genuinely be affordable or practical in 
Rose Bay, with some viewing it as a developer incentive to increase building height. 

Q7 Do you have any initial comments or questions about the proposal? 

39 community members provided written feedback. Common themes included: 

• Strong opposition to the scale and height of the building, with suggestions to limit it to 3-4 
storeys 

• Significant traffic and congestion concerns, particularly at peak school and commuter times. 
• Infrastructure pressure, including water, sewerage, electricity and schools 
• Affordable housing doubts, with many believing teachers and nurses could not realistically live 

in Rose Bay even at discounted rates 
• A small minority saw potential benefits, including vibrancy for the town centre and increased 

housing diversity, if well designed. 

Q8 Please describe any positive impacts that the proposal will create. 

42 responses were received. The overwhelming majority stated “none”. A small number of respondents 
mentioned possible positives, including: 

• More customers for local shops and restaurants 
• Opportunities for younger families or downsizers to live in Rose Bay 
• A contribution (albeit limited) to addressing Sydney’s housing shortage. 
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Q9 How can these positive impacts be further enhanced? 

30 responses were received. Most repeated that there were no positive impacts. A handful of 
respondents suggested enhancements such as: 

• Ensuring genuinely affordable housing for key workers 
• High-quality, sympathetic design that reduces bulk and height 
• Providing more greenery and landscaping 
• Retail activation that supports local businesses and high-quality tenants. 

Q10 Please describe any negative impacts that the proposal will create. 

43 responses were received, overwhelmingly critical. Common concerns included: 

• Traffic and congestion on Dover Road and surrounding streets 
• Loss of Rose Bay’s village character, replaced with a “city-style” environment 
• Construction impacts (noise, dust, vibration damage, loss of amenity) 
• Overshadowing and overdevelopment inconsistent with the area’s low-rise character 
• Infrastructure strain on roads, parking, schools, utilities and stormwater 
• Environmental impacts such as tree loss and destabilisation of the shallow water table. 

Q11 How could these negative impacts be avoided or reduced (mitigated)? 

40 responses were received. Most suggested mitigation could only occur through significant scale 
reduction (limiting the height to 3–4 storeys or cancelling the development entirely). Other suggestions 
included: 

• Relocating large-scale development to areas with better infrastructure (e.g., Bondi Junction) 
• Investing in road upgrades and public transport improvements 
• Requiring greater building setbacks, green space and separation between dwellings 
• Ensuring genuine, permanent affordable housing. 

Q12 To what extent will you be impacted by construction works? 

46 responses were recorded on a scale of 1–10. Most respondents rated the impact as very high, with 
many giving 8-10 rank. A minority rated impact as low, mainly because they did not live directly adjacent. 

Q13 How may construction works impact you? 

39 respondents elaborated. Common issues included: 

• Noise, dust, vibration and potential property damage 
• Traffic and parking disruption from construction vehicles 
• Loss of access and amenity for nearby residents, shops and schools 
• Safety concerns for pedestrians, particularly children walking to school. 

Q14 To what extent do you anticipate the project will contribute to achieving NSW housing 
targets? 

43 responses were recorded. Most respondents gave very low ratings (1-2) reflecting scepticism that 49 
apartments meaningfully address housing needs. A small number gave moderate to high ratings, though 
these were in the minority. 
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Q15 Would you like to receive future updates or invitations to community information sessions? 

45 respondents answered. Just under half (44%) said yes and provided an email address, while 56% said 
no. 

5.5 Project Website 
A dedicated project website (doverrosebay.com.au) went live on 4 June 2025 to present the initial 
information on the project. At the time the site went live, it provided a detailed overview of the proposal, 
a concept image of the proposed building, site information, survey link and an online feedback form. For 
this initial period of engagement, we gained the following traffic to the site: 

• Page views: 651 
• Active users: 486 
• Average engagement time: 2.28s 
• Users attributable to letterbox: 398  
• Visit rate from letterbox: 9.05% of 4,400 delivered 
• Feedback outcomes this period: 48 survey completion and 12 email submissions. 

After the focus groups, we updated the project website with more detailed information to reflect the 
proposed design of the development and frequently asked questions (FAQs). This updated information 
went live on 15 August 2025 and gained the following traffic to the site up until 3 September 2025: 

• Page views: 442 
• Active users: 249 
• Average engagement time: 2.28s 
• Most popular pages - Home, Planning, FAQs, Design 
• Users attributable to letterbox: 188 
• Visit rate from letterbox: 6.25% of 3,000 delivered 
• Feedback outcomes this period: 1 survey completion and 9 email submissions. 
 

The website remains live at the date of this report and will stay online for the duration of the project. The 
survey has been removed from the feedback section of the website, but the website submission form 
will remain. Basic performance and accessibility checks are carried out to ensure it functions as 
intended. 

5.6 Email Feedback 
For this community engagement, a dedicated email address was set up to receive feedback about the 
project. This was doverrosebay@fortis.com.au 

During this community engagement period, a total of 21 emails of feedback were received. Once each 
email was received prior to 14 July 2025, Brilliant Logic made direct contact to invite the sender to the 
focus groups. The feedback through the website form is summarised as follows. 
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Table 1: Summary of Email Feedback 

Date I am interested 
because: 

I live on: Comments / Feedback 

1/9/25 I live in a 
neighbouring 
property 

Dover Road I have a few questions. 
When will the building start? 
What days and hours will there be building? 
How long is it expected to take? 
Will it be disruptive to Dover Road? 
When will apartments go on sale? 
Who would be eligible for a low cost apartment? 

29/8/25 I live elsewhere in 
Rose Bay 

Carlisle 
Street 

When details are available, I'd be interested in apartment 
design options, and pricing 

27/8/25 I live elsewhere in 
Rose Bay 

Chamberlain Can you add more parking? Most people have 2 vehicles 
and having apartments with only 1 spot each will 
dramatically decrease from street parking availability. 

27/8/25 I live in a 
neighbouring 
property 

Dover Road What are you going to do about the damage you will be 
doing to the water table and subsidence that will occur in 
neighbouring properties.  

27/8/25 I live in a 
neighbouring 
property 

Dover Road I wish to formally object to the proposed 8-storey 
residential development at 23–31 Dover Road. While 
housing supply is important, this proposal will negatively 
impact the Rose Bay community and local environment in 
the following ways: 
1. Out of Character with Rose Bay 
2. Local Infrastructure Cannot Support It 
3. Traffic, Parking & Safety Concerns 
4. Environmental Impact 
5. Misuse of Affordable Housing Incentives 
6. Undermines Community Trust 
7. Negative Precedent 
 
This threatens the long-term character, property values, 
and quality of life in Rose Bay. 

27/8/25 I live elsewhere in 
Rose Bay 

Other 
Hamilton 
street 

Rose Bay does not fill the criteria of a town centre. 
 
A 3 story apartment building will suit the character of Rose 
Bay and while one level of underground may affect the 
water table your proposal of 49 apartments and three 
underground parking levels does not suit the area due to a 
lack of a transport hub, not enough schools, one hospital 
close by in Darlighurst and chaos on the already 
insufficient road network work heading to the city and 
Bondi Junction .  
This is an ill thought out development essentially 
proposed to to supply Low cost housing, can Fortis 
project the cost of the apartments.  
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26/8/25 I live elsewhere in 
Rose Bay 

Newcastle 
Street 

You are adding to the congestion of an area that is not 
able to adequately provide for the influx of people living 
here now!  
 
I have lived happily in this area for over 60 years and I’m 
most unhappy about the opportunistic attitude of you and 
developers like you and real estate agents in the area, who 
are capitalising on the labour governments lack of 
foresight that this area is not suitable for its LMR plans.  
 
Woollahra is already one of the most heavily populated 
areas and we’ve done our fair share of providing 
accomodation. It is never going to be affordable …. Your 
methods are dishonest! 

26/8/25 I live in a 
neighbouring 
property 

Carlisle 
Street 

Not a specific question but some observations and 
questions; 
 
1) on initial glance it looks cheap and would age quickly. 
2) I suggest another 49 apartments squeezed into Rose 
Bay with two other large apartment blocks in the planning 
process would wreck the village atmosphere of Rose Bay. 
3) The traffic along Old South Head Rd and New South 
Head Rd is already slow and bordering on dangerous at 
peak times .The infrastructure simply will not cope.  

26/8/25 I live elsewhere in 
Rose Bay 

Other  
Spencer st 

At the rear, trees, particularly the Camphor Laurels, have 
been prioritised in the design to ensure minimal impact 
and maximum retention. Why are you prioritising this tree 
which are are classified as weeds? 

26/8/25 I live elsewhere in 
Rose Bay 

Spencer st What is the timeline for this development? 

24/8/25 I live elsewhere in 
Rose Bay 

Kent Rd Who will be indemnifying residents for the potential 
damage to properties from the cumulative effects of 
excavation in a high risk area? 

20/8/25 I live in a 
neighbouring 
property 

Newcastle 
Street 

No further comments, interested in session 

3/07/25 I live elsewhere in 
Rose Bay 

Dover Road No comment, interested in session 

23/06/25 I live in a 
neighbouring 
property 

Other No comment interested in session 

19/06/25 I live in a 
neighbouring 
property 

Wilberforce 
Avenue 

No comment interested in session 
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19/06/25 I live elsewhere in 
Rose Bay 

Other This proposal (and others like it) will adversely impact the 
nature and amenity of Rose Bay village.  
 
It will add strain to all the existing infrastructure, including at 
the very least 
 • water supply  
• sewerage capacity  
• electricity supply  
• nbn load 
 • inevitable increase in traffic on the only two access roads to 
the rest of the Sydney suspect the burden of providing the 
necessary improvements will be carried by the existing 
residents and not the developer. 

19/06/25 I live in a 
neighbouring 
property 

Other, Ian St No comment interested in session 

18/06/25 I live elsewhere in 
Rose Bay 

Other, 
Liverpool St 

No Comment interested in session 

18/06/25 I live elsewhere in 
Rose Bay 

Other, Old 
South head Rd 

Would like to know more about the selection process for key 
worker housing. 

18/06/25 I live elsewhere in 
Rose Bay 

Other No comment interested in session 

18/06/25 I live in a 
neighbouring 
property 

Dover Road This is a great project. This will give 4 meters higher views than 
the bottom of the project, that faces the concrete wall of 
Parisis,  giving the best Sydney Harbour views and  across to 
the Church in the east and Royal Sydney Golf Club in the West. 
SSDA and the new R3 rezoning is a State if not Commonwealth 
imperative so redevelopments, especially of old houses like 
this one, will be inevitable.  
 
Of course community discussion and engagement is welcome  
but once the surprise of the reality of rezoning diminishes and  
the first site is built along the prestigious and high-quality Fortis 
lines the rest will follow.  

 

5.7 Focus Group 
A focus group was held on 17 July 2025 with seven community members in attendance. It was held in a 
central location in Double Bay. The focus group opportunity was promoted via a formal invitation, via the 
website form, survey and the letterbox drop to surrounding streets.  

The focus group began with a short presentation by the project team and architect, followed by questions 
for the architects. After the architects departed, an open discussion was held. Community members 
were advised that feedback would remain anonymous. A facilitator from Brilliant Logic managed the 
session and captured detailed notes.  
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5.7.1 Overall Sentiment 

The focus group revealed a community divided between strong opposition and conditional acceptance 
of the Dover Road proposal. In particular there was one participant who was very opposed to the 
development and often needed facilitation to not overshadow constructive discussions with the rest of 
the group. 

Overall those opposed saw the project as oversized, congesting and eroding Rose Bay’s village character. 
Conditional supporters accepted growth as inevitable but want benefits such as genuine affordable 
housing, high-quality design, improved infrastructure and retail activation. 

Across the board, there was a clear call for better state infrastructure planning and transparent 
communication about impacts and timelines. 

Strong concerns were raised, mainly about traffic, congestion, infrastructure strain, building scale and 
impacts on neighbourhood character. As this was the first time community members were exposed to 
the proposed design of the development, there were mixed views on design. Some participants 
acknowledged the architectural references and step-backs as “attractive”, while others felt the scale 
was inappropriate regardless of aesthetics. 

Affordable housing was met with scepticism. While some welcomed the idea of diversity, others saw it 
as a “developer loophole”. Retail vibrancy and opportunities for downsizing were recognised as potential 
positives. 

Discussion was often emotive and divided, with tensions between participants who accepted 
development as inevitable and those firmly opposed.  

 

5.7.2 Issues raised 

Traffic and Parking 

Major concern for the additional cars from the 49 units (estimated 50+ new vehicles). Dover Road already 
congested, especially at peak school/commuter times. Calls for improved public transport (buses, 
ferries) and new parking facilities (e.g. multi-storey near tennis courts). 

Infrastructure 

Worries about pressure on water, electricity and sewerage (even though upgrades are underway). Calls 
for state government investment in infrastructure before allowing further density. 

Scale, Density and Character 

Many felt 8 storeys was excessive and out of step with Rose Bay’s village character. Concerns about 
overshadowing neighbouring homes, loss of views and overdevelopment. Some acknowledged council 
planning controls, suggesting frustration should be directed at council, not the developer. 

Affordable Housing 

Some participants saw the inclusion of affordable housing as a mechanism to justify extra height or 
doubted it would truly be affordable. Others valued the potential for social and age diversity (e.g., nurses, 
younger people, downsizers), which could strengthen the community and local retail area. 
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Community Character 

Residents highly value Rose Bay’s village feel, community connections, walkability and local 
shops/restaurants. Fear that large-scale development erodes these qualities and creates a “mini Bondi 
Junction”. Some argued Rose Bay is already evolving beyond “village” status and needs to adapt to 
growth and was positive about the design of the proposed development. 

Construction Impacts 

Concerns about vibration, structural impacts on neighbouring properties, dust and noise were raised. 
Desire for transparency, insurance cover and mitigation measures. 

Communication and Engagement 

Participants wanted ongoing updates via email and more on the dedicated project website. Requests for 
clear timelines on DA submission, construction stages and progress. 

 

5.7.3 Questions and Summarised Responses 

Q1. What is your connection to the Rose Bay area? 

• Most participants were local residents, some living immediately adjacent to the site 
• Others had family nearby or lived within the broader Rose Bay/Vaucluse area 

Q2. What are your initial thoughts about the proposal? 

• Concerns about size and density, perception that 49 apartments/8 storeys is excessive 
• Belief that council planning has failed by creating a “mess” of scattered developments 
• Some saw the proposal as “inevitable” given planning controls but remained wary 

Q3. What challenges or concerns do you foresee with this development? 

• Traffic & parking in Dover Road already congested, estimate of 50+ extra cars from the project 
• Infrastructure pressure on electricity, water, sewerage was a concern with lack of public transport 

capacity 
• Shadowing and view impacts on neighbouring homes noted, despite compliance claims 
• Construction impacts such as vibration, dust, noise, potential damage to surrounding buildings 

Q4. What do you most value about the character of Rose Bay? 

• Strong sense of community and village atmosphere 
• Walkability and proximity to shops, cafes, and services 
• Quiet character and neighbourhood familiarity 
• Concerns that overdevelopment will erode this character 

Q5. How do you feel about the proposed design? 

• Some thought the CGI images were attractive and sympathetic, referencing Rose Bay Hotel 
• Appreciation for step-backs and articulation at higher levels 
• Others dismissed design quality as irrelevant given scale and density concerns 
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Q6. What are your views on the inclusion of affordable housing? 

• Sceptical voices included those who saw a “developer loophole” to gain extra height. Doubts it will 
house teachers/nurses locally 

• Supportive voices welcomed diversity and avoidance of an “elitist” enclave and saw value in 
enabling downsizers, younger people, and key workers to live locally 

Q7. What positive impacts could the development create? 

• Boost to local retail and restaurants through more residents 
• Potential to provide downsizing options, freeing houses for families 
• More vibrancy and economic activity in the centre 

Q8. How could the development contribute positively to the long-term future of Rose Bay? 

• Support for retail activation and more local customers to sustain businesses 
• Importance of design quality, landscaping and sympathetic integration with local character 
• Calls for improved public transport and parking as essential alongside development 

Q9. How should the community be kept informed? 

• Strong preference for regular email updates and a project website with clear timelines 
• Desire for transparency on DA lodgement, construction timelines and design changes 
• Some requested QR codes or survey links to provide further feedback 

Q10. Do you have any other questions or comments? 

• Concerns about ground movement and structural impacts during excavation 
• Questions about insurance and safeguards for neighbouring properties 
• Ongoing frustration with council planning decisions rather than just this proposal 
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6. FEEDBACK SUMMARY  
Community feedback from all the engagement channels highlighted a number of recurring themes. While 
views were mixed on some elements such as design quality and affordable housing, the majority of 
responses centred on concerns about traffic, infrastructure capacity, building scale and the erosion of 
Rose Bay’s village character. 

We have summarised the key themes and their relative weight as well as the applicants response in the 
following table. 

Table 2 Community Feedback and Design Response Summary 

Feedback 
Theme 

Community Input Relative 
Weight 

Design Response Reason Not Adopted (if 
Applicable) 

Traffic Widespread concern 
that Dover Road and 
surrounding streets 
are already congested  

Major 
 

An independent 
Transport Impact 
Statement (TIS) found 
the development would 
generate only a minor 
increase in traffic, with 
about 6 extra trips in the 
morning peak and 3 in 
the afternoon peak, 
roughly one additional 
car every 10–20 
minutes. 

Parking Development seen as 
adding 50–60 more 
cars, fears of parking 
overflow 

Major The project will 
consolidate 5 existing 
driveways into a single 
entry/exit point, improving 
pedestrian safety. It 
provides 72 on-site 
parking spaces in line with 
SEPP guidelines, along 
with bicycle and 
motorcycle parking to 
encourage sustainable 
travel.  

 

Scale, Height & 
Density 

Majority believe 8 
storeys/49 units is 
excessive and 
inconsistent with 
Rose Bay’s village 
character. Fears of 
overshadowing, loss 
of privacy and views. 

Major While the building’s 
overall height and floor 
space align with LMR 
controls for the area plus 
the 30% for Infill 
Affordable Housing 
provisions, since the 
completion of the public 
exhibition period, the 
design has amended to 
now require a minor 
variation to the height 
control to accommodate 
the lift overrun. 
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However, in many parts of 
the building, the height is 
kept below the LMR. 
Further, the building is 
articulated and stepped 
back from the Dover Rd 
frontage.  

Overshadowing 
nearby 
properties 

Many nearby 
residents voiced 
concerns about the 
scale and height 
affecting shadowing 

Common Shadow modelling 
confirms the design 
complies with planning 
controls and solar access 
requirements, minimising 
impacts on neighbours. 
The building’s height, 
setbacks and orientation 
have been refined to 
reduce overshadowing, 
particularly during key 
mid-winter sunlight hours. 

 

Infrastructure 
Capacity 

Electricity, water, 
sewerage and 
stormwater seen as 
inadequate to support 
additional residents; 
concerns schools, 
shops and health 
services are already 
stretched. 

Common 
 

A Flood Impact and Risk 
Assessment confirmed 
the development will not 
affect local flood 
behaviour, with all 
design measures 
meeting Woollahra DCP 
requirements. The 
project will also connect 
to existing utilities, with 
upgrades and provider 
approvals ensuring 
sufficient capacity for 
power, sewerage, and 
gas without impact. 

Construction 
Impacts 

Anticipated noise, 
dust, traffic 
disruption, vibration 
and structural 
damage to 
neighbouring 
buildings.  

Common 
 

A Preliminary 
Construction Traffic 
Management Plan will 
be submitted with the 
SSDA. Construction is 
expected to take about 
24 months, supported 
by noise and vibration 
controls and community 
information regarding 
impacts. 

Communication 
& Engagement 

Strong preference for 
transparent, ongoing 
updates via email and 
project website, 
Requests for clear DA 
timeline, construction 
stages and design 

Common At the closure of this 
engagement period, the 
applicant undertook an 
additional round of 
engagement and 
increased information 
based on early feedback, 
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changes, as well as 
desire for input to be 
visibly incorporated 
into revisions. 

that wasn’t planned in the 
initial strategy. The 
project website will 
remain live and updated 
as the project develops. 

Neighbourhood 
Character 

Strong attachment to 
Rose Bay’s “village 
feel,” quiet 
atmosphere, 
walkability and sense 
of community, Fears 
high-density 
apartments will erode 
this identity. 

Mixed The design of the 
proposed development 
has been carefully crafted 
by MHNDU to reflect and 
respect the unique 
character of Rose Bay, 
while delivering a 
contemporary and 
sustainable residential 
building within planning 
controls. 
  

 

Design Quality Some appreciation of 
architectural 
references and 
stepped-back upper 
levels. Others felt 
design quality 
irrelevant given 
opposition to scale; 
requests for 
sympathetic design, 
landscaping and 
greenery. 

Mixed Design developed by 
leading architects and 
considers the 
neighbourhood’s 
vernacular architecture 
and the Rose Bay Hotel’s 
features. The landscaping 
considerations have taken 
on the concerns about the 
need for greenery, 
particularly on the street 
level. 

 

Affordable 
Housing 

Some welcomed 
inclusion to support 
key workers, 
downsizers and 
diversity. Others 
doubted it would be 
genuinely affordable 
or effective, seeing it 
as a developer 
incentive to gain extra 
height. 

Mixed 
 

The affordable housing 
component will be 
managed by a registered 
CHP for a minimum of 
15 years. All properties 
would be managed in 
accordance with the 
NSW Affordable 
Housing Guidelines and 
any final development 
conditions from the 
DPHI.  

Retail & 
Economic 
Impacts 

More residents could 
support local retail. 
Others feared 
congestion that could 
damage Rose Bay’s 
village retail mix. 

Mixed 
 

Project responds 
directly to LMR. The site 
at Dover Road is within 
800m walking distance 
of a local centre (Rose 
Bay Village), making it 
eligible under the LMR 
policy. 
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In summary, feedback received during this stage directly influenced key refinements to the proposal, 
including shadowing studies, consideration of the design, parking spaces, streetscape setbacks and 
enhanced landscaping and architectural detailing. 

Ongoing engagement will be maintained via the project website and email updates to interested 
stakeholders. Any new feedback received will continue to be reviewed and, where appropriate, 
integrated into the project as it progresses toward determination.  

7.  RECOMMENDATIONS & MITIGATION MEASURES 
In consideration of key issues identified during the community engagement period, Brilliant Logic 
recommends the applicant consider the following mitigation measures moving forward for this project. 

• Project Communication 

o Maintain an email linked to feedback form on the website 

o Maintain a database of contacts from consultation to engage and update as the project 
progresses via email 

o Acknowledge emails within 5 business days and provide a substantive response within a 
reasonably time frame (depending on nature of the question) 

o Maintain a complaints register and report quarterly summaries to the project team. 

• Servicing, loading and traffic (Dover Road) 

o Schedule deliveries outside peak periods wherever practicable 

o Enforce a no-idling rule and on-site marshalling so vehicles do not queue on the street 

o Brief all drivers on a code of conduct and haulage routes; breaches are escalated to the 
builder 

• Building management policies 

o Adopt clear policies for affordable housing integration aligned with CHP management 
for affordable apartments 

o Provide these policies to all residents at onboarding and on the building portal 

• Ongoing engagement 

o Publish quarterly updates on the project website during assessment and updates during 
early works 

o Provide a single point of contact for enquiries throughout delivery 

Residual impacts are expected to be manageable with these measures in place and monitored through 
contractor and building management procedures. 
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8. APPENDIX A 

8.1 Postcard for June Letterbox Drop 
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8.2 Postcard for August Letterbox Drop 
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8.3 Project Website – June -  Full View 

  

 

 

https://www.figma.com/proto/4W0IaGL18oys3z57W3Gl3d/Fortis-Dover-Road---V1?page-id=66%3A137&node-id=66-231&p=f&viewport=-537%2C-4471%2C0.5&t=RPivKmbgEiR3IkcH-1&scaling=scale-down&content-scaling=fixed&starting-point-node-id=66%3A231
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8.4 Project Website August – Full View 

  

 

 

http://www.doverrosebay.com.au/
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 8.5 Online Feedback Form 
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8.6 Focus Group Invitation 
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8.7 Focus Group Presentation by Architect 
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8.8 eDM Follow Up 
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8.9 FAQs – Full View 

 

https://doverrosebay.com.au/faqs/
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9. APPENDIX B 

9.1 Community Engagement Strategy 
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9.2 Online Survey Responses  
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