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Capability Statement 

Mosaic Property Group is an active leader for community engagement in the property development 

industry, with the underpinning mindset that it’s the communities in which we develop that afford us the 

privilege to be in business. We believe that the property industry needs to work more collaboratively with 

the community, which is why we made the significant investment to create a dedicated in-house team, 

allowing us to pioneer the space with innovative initiatives that proactively foster genuine and meaningful 

engagement.  

  

Our experience includes an expansive range of diverse development types, including master 

planned communities, high-rise apartments, house and land, medium density apartments 

and townhouses. By tailoring our engagement approach to each development, and 

respecting the unique community considerations, we have been repeatedly successful 

working alongside the community and Council to reach a positive middle ground. Our 

approach has been recognised by many industry stakeholders as best practice including 

UDIA Qld, whereby we were the only private developer to become a finalist in the 2018 

Community Engagement Excellence Awards and were pivotal contributors to creating the 

“Community Engagement Best Practice Guide”.  

 

Principles of Engagement   

A key principle behind the community engagement philosophy at Mosaic is:  

 

“Seek first to understand, then to be understood” 

Dr. Stephen R. Covey 

 
Our belief is that we must first gain a full understanding of the community’s key values and concerns prior 

to designing and lodging a development application. We work hard to incorporate feedback from the 

outset and create a development that not only aligns with community expectations but aims to exceed 

the benchmark of ‘good development’. This is achieved through respectful community due diligence and 

proactive engagement with key stakeholders from the very outset, operating with full transparency and 

integrity, to allow the community to become a part of the process rather than being told about the process 

after the fact. 
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Executive Summary 

In response to the overwhelming local success to Mosaic Property Group’s (Mosaic) first project in Coolum 

Beach, Drift by Mosaic, Mosaic contracted to purchase a combined 2,877m2 site at 1674-1676 David Low 

Way, First Bay in Coolum Beach; with the intention of creating a second luxurious boutique apartment 

project. 

 

Drift by Mosaic (Drift) is one of Mosaic’s fastest selling projects, achieving 85% of sales within the first 

month and recording the highest percentage of owner occupier purchasers, with approximately 70% of 

apartments bought by locals. Despite the positive local reception towards Drift, it was evident to Mosaic 

that to deliver another project successfully in Coolum Beach, a proactive and tailored engagement 

approach would be key to exceeding local expectations.  

 

Mosaic’s proposal for First Bay is a Code Assessable development application that aligns with the intent 

of the town plan as previous community feedback reinforced this approach. Mosaic is aware community 

consultation is not legislatively required within this application type; however, Mosaic strongly believes 

the community should have the right to be involved throughout the process, so that their feedback can 

help shape the proposal.  

 

The engagement process for this report focuses on the ‘Pre-Development Application’ phase. This process 

included community due diligence and demographic insight tailored to First Bay. Secondly, previous 

learnings from the Drift community survey were incorporated; key findings included 98% of the 

community felt Mosaic were performing extremely well or competently. Surrounding development 

concerns were analysed by reviewing submissions, gaining an in-depth understanding of key local 

concerns.  

 

Detailed stakeholder identification phase followed, whereby Mosaic analysed micro-stakeholders close to 

the site and macro-stakeholders including wider community influencers. Tailored engagement with all key 

stakeholders was undertaken and recorded during the pre-development application phase enabling 

feedback to be considered and addressed within the development application.  

 

Proactive engagement allowed Mosaic to thoroughly understand the community’s expectations which 

were addressed in the proposal, summarised below and written in full detail under ‘Learnings and 

Incorporations’:  

 

Adherence to intent of the town plan – the Coolum community were particularly concerned regarding 

height non-compliance and the delivery of density. Mosaic’s Code Assessable proposal utilised the slope 

of the site by adopting a terraced design, that complied with height requirements, whilst tiering density 

to deliver a proposal that is sensitive to the Coast line.  
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Focus on ‘Good Development’ not ‘Over Development’ – this project will be Mosaic’s highest calibre 

product, that will include the Masterpiece collection, that focuses on: 

- Large liveable areas with spacious balconies targeted towards owner occupiers and not small 
investor grade product, that can encourage more transient occupants  

− Varied product mixture consisting of large 2-bedroom and generous 3-bedroom apartments 

− Apartments designed to optimise cross-ventilation, with generous access to natural light and 
open spaces 

− Well thought out apartment layouts to ensure functionality and useability 

− Beautifully designed and functional interactive communal areas, to promote a sense of 
community and belonging 

− Deep planting that exceeds council requirements, by almost double 

− Compliant and increased neighbour setbacks 

− Additional car and bicycle parking to minimise on street parking impacts. 
 

By creating a superior overall design outcome as outlined above, Mosaic’s proposal addresses the non-

compliances in site cover and density through delivering non-imposing-built form, that is broken up across 

2 separate buildings, sensitively tiered into the coastal landscape. 

 

Minimising Neighbour Impacts - Mosaic’s development application seeks to further reduce impacts on 

those closest by exceeding the car parking requirements, to reduce pressures on on-street parking. The 

proposal will also have a strong emphasis on privacy, with consideration given to building orientation and 

screening, as well as increased side setbacks, to create a well-thought-out design.  

 

Mosaic Property Group’s proactive and collaborative community engagement approach for the First Bay 

proposal aims to bring the community on the journey for the life of the project and ultimately create a 

place that people love living in, but also love living next to. Most importantly, Mosaic’s commitment to 

the Coolum community doesn’t stop at the pre-development application phase but extends through past 

project delivery, with an ongoing 25-year management and maintenance commitment post completion; 

ensuring Mosaic stays an active, welcomed and trusted entity in each community they enter.  
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Project Proposal  

 

 

 
 

 

 

           

     

  

Address: 1674-1676 David Low Way, Coolum Beach 4573 
  
Development Assessment: Code Assessable 
  
Site Area:  2,877m2 
  
Proposal Aim:  Design and construct a Medium Density Residential (MDR) 

boutique apartment building in line with Council’s Code 
Assessable requirements and in response to Mosaic Property 
Group’s previous success at ‘Drift by Mosaic’ Coolum. Project to 
include aspects of Mosaic’s newly established ‘Masterpiece’ 
Collection; the highest calibre of Mosaic product.  
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The Engagement Process 

Mosaic Property Group is an end-to-end property developer, meaning we internally manage all aspects 

from site research to managing the properties upon project completion. Our approach allows us to make 

genuine long-term commitments to the neighbourhoods we develop in, as we typically stay with our 

projects 25 year’s after they’ve been built, given we retain the management rights; this provides great 

comfort to those living around our projects as we commit to joining the community long-term.  

 

Below is an overview of our community engagement development lifecycle process and the key 

engagement objectives for each stage. This report focuses on the ‘Pre-Development Application Phase’.  

 

 

 
 

 

 

 

 

 

 

Pre-Development 
Application Phase

Notify and identify 
social impact of 

project.

Engage and educate
complex development 

concepts.

Set expectations 
around what can be 
achieved as a middle 

ground.

Encourage
participation to find a 

middle ground 

Development 
Application 

Assesment Phase

Address social impact 
through planning 
impact mitigation 

measures. 

Incorporate learnings 
and action any changes 

to the design from 
Council and the 

community. 

Maintain open line of 
communication with 

interested 
stakeholders. 

Pre-Construction 
Phase

Provide proactive 
measures that will 

reduce construction 
impacts. 

Take responsibility for 
educating the 

community on the 
construction process 
and what our project 

will look like from their 
perspective. 

Construction 

Provide avenues of 
relief for construction 

impacts to be rectified.

Continue to keep the 
community fully 

informed of what’s 
happening on our site.

Review and assess 
processes and impacts 

constantly. 

Project 
Completion & 
Management

Give thanks to the 
community for their 

patience. 

Handover community 
stakeholders to our 
dedicated in-house 

Mosaic Property 
Management contact.  

REPORT FOCUS 
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Community Engagement Due Diligence (Preliminary Desktop Research)  

Demographic Insight - Coolum Beach 4753 

Understanding the Coolum demographic on a macro level, assists with specialised engagement on a 

micro level.  

  Coolum Beach 

Region 

QLD Average Key Observations 

Population 14,589   Combined population of the Coolum Beach 

Region (including Yaroomba, Mount Coolum etc).  

Median Age 42 37 Slightly older median age than the state average 

and lower average people per household, 

meaning demographic likely includes retirees, 

downsizers, etc. 
Average people per household 2.5 2.54 

Median weekly household income $1,324 $1,402 The median weekly household income is slightly 

lower than the state average, although the 

mortgage repayment is higher, and rent is 

$50/week higher than the state average. Lower 

household income relative to higher rent or 

mortgage repayments, could be due to the higher 

number of retirees who already own their home 

outright. 

Median monthly mortgage repayment $1,800 $1,733 

Median weekly rent $380 $330 

Unemployment 6.7% 7.6% Given the population and age-demographic, 

volunteerism is slightly higher than the state 

average, as is the proportion of workers requiring 

a qualification or specific skill set or occupation.    

Volunteerism 20.1% 18.8% 

Occupation (Total)  52.3% 45.4% 

Professionals 22.3% 19.8% 

Technicians & Trades 17.2% 14.3% 

Community & Personal Service Workers 12.8% 11.3% 

Community Due Diligence Stakeholder Identification Stakeholder Engagement Learnings and Incorporations

Pre-Development Application Phase
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Previous Learnings – Drift by Mosaic Survey  

We consistently try to achieve ‘next practice’ in every aspect of the business at Mosaic. We proactively 

conducted an online survey to the wider Coolum community to understand perceptions regarding 

development and to receive feedback on Mosaic’s performance. Previous community engagement 

findings for ‘Drift by Mosaic’ at 1722 David Low Way, Coolum Beach significantly helped shape the 

engagement undertaken at First Bay and allowed us to incorporate key learnings into our process. See 

Appendix 1 - Drift by Mosaic Survey. 

 

Key Findings 

• 75% of respondents were aware of our development prior to construction due to early engagement.  

• Only 13% of respondents feel positivity or excitement when they hear a new apartment development 
is happening in Coolum.  

• 98% of respondents feel Mosaic is performing extremely well or competently in their community. 

• Respondents were asked to rank how important the following development aspects were to them 
and how they feel Mosaic performed. The graphical spread shows that Mosaic performed highly in 
the key issues that the community found very important. 

 
Key Comments: 

Aspects managed well Aspects for improvement (more focused on 
construction than development process) 

• “Communication & Response”  

• “Environmental controls are effective” 

• “the site looks clean, tidy and well managed”  

• “Company has done an extremely good job so far” 

•  “Pleased to see you consulting the community, 
best wishes for your next development.” 

• “Limit the need for traffic management 
around peak times”  

• “Scaffolding could be more in tune with 
background colours”  

• “Continue the water trucks onto the 
streets particularly in the dryer 
conditions” 
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Potential Community Concerns Regarding Local Development  

To gain a greater understanding of typical development concerns within the community, nearby 

development site reports were analysed and relevant concerns to the First Bay project were recorded.  

 

Findings allowed us to take note of the important factors that needed to be considered and addressed in 

our proposal.  

 

Development Report & Consultant  Key Community Concerns  

Yaroomba Beach: Sekisui 

House 

Community and Stakeholder 

Engagement Report by Three Plus.  

Received over 10,000 submissions 
highlighting the below key concerns:  

● Height compliance. 
● Alignment with the town plan.  
● Environment. 
● Traffic congestion.  

102-104 Coolum Terrace, 
Peregian Beach: 
Sunshine Beach 
Construction  

Council Assessment Report by 
Principal Development Planner  

Received 15 submissions highlighting:  
● Access should be limited to Coolum 

Terrace.  
● Density is excessive for subject site.  
● Non-compliance of setbacks and site 

cover.  
● Construction impacts.  
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Stakeholder Identification  

Previous engagement activities at Drift by Mosaic meant that we were familiar and had already built 

relationships with a range of Coolum stakeholders. However, we recognise that every development site 

is unique, which is why we create a tailored engagement approach for each project and identify new, 

relevant stakeholders.  

 

Below is a list of the identified stakeholders and groups relevant to Mosaic’s First Bay engagement with 

the engagement plan based from IAP2’s Public Participation Spectrum: 

CATEGORY SPECIFIC STAKEHOLDERS ENGAGEMENT PLAN 

Nearby neighbours “First Bay Neighbourhood” Relevant sections of: 
David Low Way 
Coolum Terrace (south of Scrub Road) 
Eyrie Terrace 
Barra Cres 

HIGH ENGAGEMENT 
PRIORITY 

 

 INFORM 

 CONSULT 

 INVOLVE 

 EMPOWER 

Relevant Political 
Representatives  

Cr Christian Dickson & Cr John Connolly (Cllrs 
Responsible for Planning & Development) 
Cr Steve Robinson – Division 9 

Wider community and 
Groups 

Development Watch 
Coolum SLSC 
Traditional Owners – Gubbi Gubbi People (Site holds 
no specific heritage significance) 

Development sites in 
close proximity 

Villa Coolum Developer MEDIUM 
ENGAGEMENT 

PRIORITY 
 

 INFORM 

 CONSULT 
 

Media and Local and 
Regional Business 

Coolum News 
Newsletters/Social Media  
Coolum Business and Tourism Group 
Sekisui 
 

 
LOWER 

ENGAGEMENT 
PRIORITY 

 

 INFORM Construction Employees 
& Suppliers 

Existing employees & suppliers 
Local employees & suppliers 

 

Community Due Diligence Stakeholder Identification Stakeholder Engagement Learnings and Incorporations

Pre-Development Application Phase
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Local Impact Map 

We recognise all development creates an impact to those who live closest, the below map reflects the 

expected impact from the First Bay project to the local community.   

 

All neighbours within the high to medium impact level underwent an initial desktop research to find out 

the following information:  

• Category of home: owner occupied, rental, holiday home, etc.  

• Owner contact details and description  

• Owner’s involvement in local development and concerns 
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Engagement Plan and Execution  

Due to the project being a code-assessable application, whereby Mosaic is not legislatively required to 

engage with the public, a specialised approach was undertaken which focused on key stakeholders.   

High Priority Stakeholders  

Nearby Neighbours  

Form of engagement: On ground and postal engagement.  

Description: Letters were hand delivered to neighbours via letterbox drop by Mosaic’s Community 

Engagement Manager within the delivery route (map below) to not only provide updates on the project, 

but also provide an avenue for face to face engagement.  

 

Letter 1: Introduction  

Date delivered: 05/03/2019 

Purpose: Provided introduction to Mosaic and notification of intent to submit development application.  

Comments: Handwritten note from the Community Engagement Manager went with each letter to the 

neighbours and were hand delivered. Refer Appendix 2.  

  

 

Letter 2: Notification of intention to lodge 

Date delivered: 27/03/2019 

Purpose: Provided overview of key project information and community feedback and incorporations.  

Comments: Each letter was hand delivered by the Community Engagement Manager. Refer Appendix 3. 

 

 

 

 

 

 

 

 

Community Due Diligence Stakeholder Identification Stakeholder Engagement Learnings and Incorporations

Pre-Development Application Phase
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Delivery Route 

Stakeholders within the high to medium impact zone were included within the postal and on-ground 

engagement.  

 
 

Post delivery of the first letter (05/03/2019) we received a great response from interested stakeholders 

close to our proposed development site; these interactions are detailed in the next section, but have 

had their personal details (e.g. name, address and contact details) removed for privacy. 

 

The second letter (27/05/2019) was scheduled for delivery at the time of writing this report, and 

therefore follow-up interactions are not included here, but will be recorded in the same format.    
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Key community follow-up interactions (Post Mosaic first letter 05/03/2019) 

Further detail of actions/outcomes post these stakeholder interactions are recorded in the ‘Learnings 

and Corporations' section of this report. Please note stakeholder information has been kept anonymous 

for privacy reasons, however can be provided upon request and approval from stakeholder.  

Stakeholder Interaction 
Format 

Interaction Details Actions/Outcomes 

David Low 
Way direct 
boundary 
neighbour 
(northern) 
 

Several calls, 
face-to-face 
meeting 

Stakeholder interested in gaining 
detailed understanding of proposal 
in relation their property, including 
product mixture, setbacks, built 
form and height. 

Advised how Mosaic have sensitively considered 
the following: 

• Privacy – exceeded deep planting, building 
orientation and screening. 

• Setbacks – increased side boundary setbacks, 
and compliant front/rear setbacks. 

• Code-compliant with regards to height. 

• Will continue to work with neighbour and 
keep up-to-date, including final product mix. 

David Low 
Way 
neighbour 
(southern) 

Phone call General development and 
construction information. 
Expressed interest in project and 
will use Mosaic website for 
updates. 

Provided project update. Stakeholder is familiar 
with Mosaic and knows where to seek further 
information on the website; overall positive 
engagement.  

Barra 
Crescent 
resident 

Phone call Interested to find out more 
information on Mosaic proposal, 
wanted to know more about the 
following: 

• How many apartments 

• Height compliance 

• Expressed issues about parking 
and traffic impacts 

Advised the following: 

• Number/mix of apartments 

• Mosaic are committed to code-assessable 
outcome, particularly with height. 

• Mosaic’s intention to exceed parking 
requirements to alleviate additional on-street 
parking pressures. 

• Traffic impact study completed 

• Mosaic to provide update on lodgement. 

Barra 
Crescent 
resident 

Email and 
follow-up 
phone call 

Stakeholder interested in 
purchasing an apartment. Looking 
to remain in the suburb, but in an 
appropriate option to age-in-place. 

Provided sales team details – stakeholder to be 
placed on the VIP pre-release list for sales and 
marketing information. 

Coolum Tce 
resident 
 

Email and 
follow-up 
phone call 

Email/call to discuss parking 
concerns – wanted to know how 
many car spaces proposal would be 
providing. Requested to be added 
to Mosaic’s monthly subscriber 
update.  

Mosaic advised plans would be exceeding parking 
requirements and will confirm upon lodgement. 
Stakeholder wished Mosaic all the best with 
development. 
 

Eyrie 
Terrace  
resident 

Email and 
follow-up 
phone call 

Elderly individual who lives 
opposite development site. 
Queried construction methodology 
and dust control measures, as they 
suffer from respiratory issues.  

Advised dust suppression measures Mosaic will be 
implementing during construction, over and 
above legislative requirements. Mentioned 
commitment to monitoring dust levels and if 
stakeholder encountered any issues to advise 
Mosaic immediately to rectify. Site team to 
engage with resident prior to earthworks and 
ensure they are comfortable with process. 
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Political Representatives  

Form of engagement: Stakeholder Meetings   

 

 

 

 

  

Date: 07/03/2019  

Attendees: Cr. Steve Robinson (Division 9), Chris Boyle (Mosaic Property Group)  

Location: Sunshine Coast Council Office, Cnr Currie and Bury Streets, Nambour 

Purpose: Notify Cr. Robinson of Mosaic’s intention to submit development application in First Bay and speak 

about what community concerns may arise and how Mosaic could address these.  

Meeting specifics:   

● Chris Boyle (CB) notified Cr. Steve Robinson of the First Bay development site currently under 

contract and the intention to lodge a code-assessable application of similar and/or improved quality 

to Mosaic’s project currently under construction on David Low Way (Drift by Mosaic).  

● CB sought advice on what the Councillor believed to be the main community concerns or design 

aspects that needed to be considered or particularly sensitive towards.  

● Cr. Robinson raised, due to the location of the site, Mosaic would need to seriously consider 

environmental factors by ensuring a sustainably driven development and construction phase. The 

Councillor encouraged Mosaic to lodge a development application that is in line with the intent of 

the town plan and highlighted how important this was to the community, particularly around height.  

● CB explained Mosaic’s community engagement intentions, to proactively engage with the 

neighbours, community groups and other interested stakeholders prior to lodging the development 

application which the Councillor encouraged. The Councillor raised the importance of community 

engagement and was supportive of this approach.  

Meeting Outcome: Mosaic to review Cr. Robinson’s feedback with regards to potential community concerns 

and consider how Mosaic can address this as part of the development proposal. Follow up meeting to be 

arranged with the Councillor prior to review development application lodgement plans. 
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Date: 25th March 2019  

Attendees: Cr. Christian Dickson (Division 6), David Handley (Mosaic Property Group) 

Purpose: Mosaic to provide Cr. Dickson with an introduction to Mosaic Property Group, given Cr. Dickson’s 

position as Planning and Development Chair on the Sunshine Coast.  

Meeting Specifics:  

● David Handley (DH) provided an explanation of how Mosaic operate as well as their long-term 

commitment to the Sunshine Coast Region.  

● DH explained Mosaic’s focus on genuine community engagement upfront in the development 

process, and the need for the development industry to work harder to improve their relationship 

with the communities that they develop in.  

● DH provided an overview of Mosaic’s current development pipeline including Mosaic’s latest 

development on the Sunshine Coast, a proposal in First Bay; and offered a further meeting to 

present the proposal to the Councillor, prior to lodging a development application. 

● Cr. Dickson expressed his gratitude for a follow up meeting and encouraged the involvement of local 

Councillor Steve Robinson to attend and review the proposal also. Cr Dickson was specifically 

interested in Mosaic’s approach to community engagement and was interested to learn more. 

Meeting Outcome: Mosaic to arrange follow up meeting closer to development application lodgement to 

inform Cr. Dickson of community engagement undertaken and to present proposal.  

 

Date: 14th May 2019  

Attendees: Cr. Christian Dickson (Division 6), Cr. Steve Robinson (Division 9), David Handley and Chris Boyle 

(Mosaic Property Group)  

Purpose: Follow up meeting from initial meetings with both Councillors to present latest development 

proposal and how Mosaic had worked to incorporate their initial feedback. Mosaic to also report on 

community engagement undertaken since last meetings.  

Meeting Specifics:  

● Mosaic presentation largely focused on community engagement approach prior to development 

application lodgement, including the early engagement with community groups (i.e. Development 

Watch Inc.) and nearby neighbours.  

● Mosaic provided a brief overview and also discussed the specifics of the application, and where 

Mosaic meet, exceed and seek minor relaxations under the performance-based planning scheme 

(Refer Town Planning Report for full breakdown).  

● Both Councillors made it clear that they would not be providing detailed feedback on the proposal 

as that was the responsibility of the Council’s development assessment team.  

● Cr. Dickson positively acknowledged Mosaic’s approach to exceed Council’s landscaping 

requirements by almost double the amount and found it an important aspect.  

● Cr. Robinson positively acknowledged Mosaic’s early community engagement approach.  

Meeting Outcome: Mosaic advised that lodgement of the First Bay development application would likely 

occur late-May 2019. Mosaic also committed to continuing to keep all community stakeholders, including 

Councillor’s informed throughout all stages in the development process. Mosaic to provide final 

development application lodgement pack to Councillors for their records once available.  
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Wider Community Groups 

Form of Engagement: Stakeholder Meetings   

 

 

  

Date: 07/03/2019 

Attendees: Development Watch Inc., Chris Boyle (Mosaic Property Group) 

Purpose: Introduction to Mosaic and explanation of community engagement approach.  

Meeting notes: 

● Chris Boyle introduced Mosaic and provided a summary of business activities to date within Coolum 

and wider Sunshine Coast. Development Watch was notified of intentions to develop land in First 

Bay and sought initial feedback on key community considerations.  

● Mosaic advised of engagement success at Drift by Mosaic (currently under construction) and shared 

positive findings from community survey on Mosaic performance.  

● Development Watch highlighted the following development aspects they feel are important: 

○ Compliance with town plan, particularly with height.  

○ Influence on street parking.   

○ Setbacks, site cover and density.  

● Whilst Development Watch felt the above aspects were important, they also acknowledged the 

performance-based planning, the trade-off’s involved and felt positively towards developments 

seeking to ‘optimise’ and not ‘maximise’.  

● Mosaic were open about seeking relaxations for certain development aspects under the planning 

scheme, whilst still creating a ‘good development’ outcome, that exceeded expectations on other 

deliverables, creating quality ‘middle-ground’ outcomes. 

● Mosaic raised that both parties share similar principles with regards to conducting genuine 

community engagement and delivering good development outcomes. 

● Development Watch were encouraged by Mosaic’s initial community approach and looked forward 

to meeting again prior to DA lodgement to discuss community engagement interactions and review 

development plans. 

Meeting outcome: Mosaic to arrange meeting prior to development application lodgement to present 

proposal and seek final feedback.  

 

Date: 30/04/2019 

Purpose: Mosaic to present latest proposal to Development Watch and seek feedback.  

Attendees: Development Watch Inc., Chris Boyle (Mosaic Property Group) 

Meeting notes: 

• Mosaic provided a brief overview and discussed the specifics of the application, including where Mosaic 

meet, exceed and seek minor relaxations under the performance-based planning scheme (Refer Town 

Planning Report for full breakdown).  

• Mosaic presentation also focused on community engagement approach with neighbours and other 

stakeholders close to the site. 

• Development Watch was encouraged by Mosaic’s approach and initial plans, however requested to 
see final plans for a detailed assessment prior to stating full opinion on project.  

Meeting outcome: Mosaic to send through final plans upon lodgement for final assessment. 
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Medium Priority Stakeholders  

Nearby Development – Villa Coolum (102-104 Coolum Terrace) 

 

Widespread Engagement  
Widespread community engagement is facilitated through online, social media and signage to reach a 

wider range of stakeholders interested in the project. The objective of varying the communication 

methods is to ensure Mosaic maintain a visible community presence, operating with full transparency. 

Online Engagement  

Mosaic created a dedicated community engagement website for all interested stakeholders to receive 

information and also subscribe for future project news and updates. The comprehensive community 

engagement page includes a full project description, renders, key benefits and FAQs. Refer Appendix 4. 

 

 

 

 

 

 

 

 

 

 

 

 

Stakeholder priority: Medium priority  

Form of engagement: Phone Call with Mark Bain Constructions Pty Ltd (developer/builder) 

Purpose: To co-ordinate development and construction activity to reduce community impact.  

Key notes: 

● Chris Boyle spoke with Mark Bain, to introduce himself as a point of contact for the project, gain 
understanding of their development plans and to see how both companies can work in with each 
other during the build to reduce community impacts, particularly neighbours. 

● Mark Bain advised he knows Mosaic well and Marcus Muir (Mosaic Sales Manager), happy to work in 
with each other proactively. Requested further info on our development, including heights and 
setbacks etc. 

● Chris Boyle to provide Mark Bain with info once we have development application lodgement plans. 
● Chris Boyle to keep Mark Bain informed of progress during development process, as Mark Bain has 

just received development approval for 102-104 Coolum Terrace. 
Meeting outcome: Mosaic and Mark Bain to stay in communication with one another and co-ordinate works.  
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Social Media  

The @mosaicpropertygroup Facebook page has a high level of engagement, with almost 5000 likes is 

used for project updates during the pre-construction to completion phases. Locals are strategically 

selected based on their locality to the site, e.g. those who live within a 1km to 5km radius away from the 

site, or travel past the site. Instant messenger is another touchpoint used and is constantly monitored so 

community members can easily get in touch with a member of the team.  

 

Signage 
Community engagement signage will be installed during the ‘Pre-Construction’ phase to enable all 

stakeholders, whether they live nearby or travel past the site to receive information on how to get in 

touch with Mosaic or find out more information on the project. These signs will then be updated to 

reflect the latest information on a milestone basis. 

 

Our signage template includes information such as:  

- Community engagement team contact, website and social media details.  
- Project description and artist impressions from either street entries.  
- Estimated project timeline.   
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Learnings and Incorporations 

Mosaic made the following alterations to the design to address some of the key community concerns in 

our proposal. Please refer Development Assessment Report for all technical details regarding how our 

proposal is to be assessed under the performance-based planning scheme. 

 

Community Feedback 
Points 

Mosaic Proposal 
Incorporation 

Further Detail 

Development to align 
with the intent of the 
Coolum Town Plan 

Mosaic to commit to 
lodging a Code 
Assessable Application 

Proposal will be in line with the expectations of the Coolum town 
plan, with strong feedback being received regarding height 
compliance. Mosaic proposal to utilise slope of land to create a 
terraced design to stay within height limit and sensitively deliver 
density.  

‘Good Development’ not 
‘Over-development’ 

Highly articulated 
building sensitively 
designed for owner 
occupiers.  

This project addresses non-compliances in site cover and density 

through delivering: 

− Non-imposing-built form, broken up across 2 separate 
buildings, that is sensitive to the coastal landscape 

− Mosaic’s highest calibre product, including the Masterpiece 
collection, that focuses on: 
- Large liveable areas with spacious balconies targeted 

towards owner occupiers and not small investor grade 
product, that can encourage more transient occupants.   

− Varied product mixture consisting of large 2-bedroom and 
generous 3-bedroom apartments 

− Apartments designed to optimise cross-ventilation, with 
generous access to natural light and open spaces 

− Well thought out apartment layouts to ensure 
functionality and useability 

− Beautifully designed and functional interactive communal 
areas, to promote a sense of community and belonging 

− Deep planting that exceeds council requirements 

− Compliant and increased neighbour setbacks 

− Additional car and bicycle parking to minimise on street 
parking impacts. 
 

Environmentally 
Conscious Development 
with an emphasis on 
landscaping.  

Mosaic proposal to 
create environmentally 
sensitive proposal  

− Mosaic proposal provides nearly double the amount of deep 
landscaping required from Council; including large mature 
trees and greenery throughout the project.  

− Project includes solar panels to feedback into the common 
area grid and rainwater harvesting to irrigate landscaping.  

Community Due Diligence Stakeholder Identification Stakeholder Engagement Learnings and Incorporations

Pre-Development Application Phase
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− Emphasis on pedestrian access to David Low Way and Coolum 
boardwalk, and encouraging bicycle usage through design to 
increase sustainable transport. 

− Proposal meets Council’s communal space requirements with 
the addition of a luxurious pool, day beds and seating and 
heavily landscaped areas.  

− Strong emphasis on how we dispose and recycle construction 
waste. 

Traffic and Parking Focus on reducing on-
street parking 
 
 
 
 
 

− Project is designed for owner occupier living, therefore nearly 
70% of apartments come with 2 car spaces.  

− Mosaic has exceeded Council parking requirements to 
dramatically reduce parking spill out for residents and visitors, 
as this was flagged as a concern for neighbouring residents. 

Privacy for neighbours Setbacks enhance 
privacy and views 

− Design incorporates larger side boundary setbacks from 
neighbours to enhance privacy, that will also enhance view 
corridors for residents on Coolum Terrace and Barra Crescent. 

− Mosaic’s building has been carefully orientated to take 
advantage of views, whilst also reducing overlooking, with the 
inclusion of screening. 
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Future Engagement  

Our approach doesn’t stop at the development application phase, it continues throughout the 

development lifecycle and beyond project completion.  

 
 

Mosaic commits to the following community engagement initiatives as part of our process moving 

forward into the future:  

• Continuing engagement – in the above format (i.e. postal and on ground engagement, 
stakeholder meetings, online engagement, social media and signage).  

• Ongoing communication – Mosaic commits to providing an open line of communication and 
providing notices to all interested stakeholders regarding the project, construction works, 
community events and more.   

• Community events/interactions – During the construction period we intend to create 
gestures to thank the community for their patience, meet the site team, answer any 
questions and continue to maintain a collaborative working relationship. 

• Construction impact relief – Stakeholders affected by the impacts of our construction will 
have ways in which they can seek relief or rectification available to them.  

• Project completion community walk around – key stakeholders within the community will 
be invited to an exclusive opportunity to view the project.   

Development 
Application 

Assessment Phase

Address social impact 
through planning 
impact mitigation 

measures. 

Incorporate learnings 
and action any 

changes to the design.

Maintain open line of 
communication with 

interested 
stakeholders. 

Pre-Construction 
Phase

Provide proactive 
measures that will 

reduce construction 
impacts. 

Take responsibility for 
educating the 

community on the 
construction process 
and what our project 

will look like from 
their perspective. 

Construction 

Provide avenues of 
relief for construction 

impacts to be 
rectified.

Continue to keep the 
community fully 

informed of what’s 
happening on our site.

Review and assess 
processes and impacts 

constantly. 

Project Completion & 
Management

Give thanks to the 
community for their 

patience. 

Handover community 
stakeholders to 
ongoing Mosaic 

Property 
Management contact.  
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Dedicated in-house & Experienced Team 

Mosaic Property Group made a significant investment into a dedicated in-house Community 

Engagement Department, supported by local specialists in social impact and stakeholder engagement.  

 

 

Chris Boyle – Community Engagement Manager 
Chris’ extensive development knowledge and relationship management skills 
enable him to have a well-versed set of skills to effectively work with key 
stakeholders, council and community members to drive effective and positive 
outcomes within the community engagement team. 
 
 
 

 

Ellie Watford – Community Engagement Coordinator  
Ellie’s experience and skill set largely surrounds the communication between 
Mosaic and external stakeholders. She works on creating innovative 
communication approaches, tailored to each community that we join and 
develop in. 
 
 

 

 

 
Laura Harkins-Small - Many Small Things 
Many Small Things is a local consultancy based in Coolum Beach providing 
support and advice regarding local community engagement, sustainability and 
social impact. The Principal, Laura Harkins-Small, initially engaged with Mosaic 
by providing feedback as a nearby neighbour to the Drift by Mosaic site in 
Coolum. Mosaic went on to hire Laura’s consultancy services to shape future 
engagement for Coolum projects, with a particular emphasis on upfront social 
impact assessment.  
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Key Industry Bodies 

Key industry bodies and resources that influence Mosaic’s community engagement approach include:  

  

Urban Development Institute of Australia (UDIA) – Mosaic are a proud member 

of the UDIA Industry Leaders Research Group that guide the work of the UDIA 

Research Foundation. One key piece of research that shapes our Community 

Engagement strategy is the ‘Being a good neighbour’ guide; the objective of this 

work was to determine how council, government, and the development industry 

engage and consult with the community to present, refine, and approve new 

developments in order to achieve better outcomes. 

 

 

International Association of Public Participation (IAP2) - the IAP2’s ‘Public 

Participation Spectrum’ is an internationally recognised model for involving the 

public in decision making processes, developed by the International Association 

of Public Participation (IAP2). Our approach adopts IAP2’s Public Participation 

Spectrum: 

− Inform 

− Consult  

− Involve  

− Empower 
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Appendix 1 – Drift Construction Feedback Survey 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Mosaic conducted an online survey to the wider Coolum community to understand perceptions 
regarding development and to receive feedback on Mosaic Property Group’s performance. 

1722 David Low Way, Coolum Beach Construction Feedback Survey
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Survey Context

STRONG COMMUNITY REPRESENTATION OUR EARLY ENGAGEMENT

Survey targeted highly relevant stakeholders through the following channels: 

   • Mosaic’s specific community engagement Facebook Page ‘Drift by Mosaic’  

   • Neighbour email database

   • Facebook targeted ads with 5km proximity of site address

75% of respondents were aware 
of our development prior to construction 

due to our early engagement.

Respondent proximity to our site… When respondents became aware of our development…

0% 10% 20% 30% 40% 50% 60%

I travel past the site regularly

I live in Coolum, but not near the site

I am a near neighbour

I am a potential resident

Other 

0% 20% 40% 60% 80% 100%

8% 12% 54% 20% 6%

Before the development application was lodged

During the council assessment phase of our application

Prior to construction

During construction

Other

PRIOR CONSTRUCTION
DURING  

CONSTRUCTION
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Defying the odds in a difficult development landscape

CURRENT PERCEPTION OF DEVELOPMENT IN COOLUM PERCEPTION OF MOSAIC PERFORMANCE

ONLY 13%  
of respondents feel positivity or excitement 

when they hear a new apartment 
development is happening in Coolum.

98%  
of respondents feel Mosaic is performing 

extremely well or competently.

Respondent’s feelings towards hearing a new apartment 
development is happening in Coolum...

Respondent’s feelings towards Mosaic’s construction 
and development performance to date...

48%

12%

13%

24%

Other

Concern/Apprehension for  
this might impact your life

Positively/Excitement

Concern/Apprehension for  
environment or landscape

Interest

0%

49%

Extremely well

Overall Performance

10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

49% 2%

Competently Not so well
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Mosaic performance matrix

Respondents were asked to rank how important the following development aspects were to them and how they feel Mosaic performed...

Not at all important Issue 
importance

Very important

Very poorly

Very well
P

er
ce

iv
ed

 P
er

fo
rm

an
ce

Noise and Vibration

Traffic Management

Visual Presentation

Ecology

Community Engagement

Behaviour of Workforce

Average

COMMUNITY ISSUE MATRIX



We asked our neighbours…
“Do you have any last comments or aspects you think we managed particularly well?”

5

Communication

Empathetic approach to 
surrounding environment

“I like the Facebook videos and updates that you post to keep the community involved”

“Website”

“On site signage”

“Advertising traffic issues on Facebook…Well done!”

“Communication & Response”

“With scaffolding up site still looks tidy”

“the site looks clean, tidy and well managed”

“Environmental controls are effective”

“The tradies are very aware of lessening the impact on neighbours. We live in and own a 
unit next door… they are very aware of our need for access and are accommodating”

Overall Approach

“Everything!”

“Build more”

“Welcome to Coolum”

“Caring for the neighbours”

“Pleased to see you consulting the community, best wishes for your next development”

“Community Engagement”

“Looking forward to seeing the finish, and the opportunities it’ll bring to Coolum”

“Company has done an extremely good job so far”
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Appendix 2 – Introduction letter to neighbours 
 

Dear Neighbour,  

My name is Chris Boyle and I am the Community Engagement Manager at Mosaic Property Group.  The reason I am contacting 

you is because we have recently contracted to purchase land at 1674-1676 David Low Way, Coolum.    

As we are contracted to purchase this property in the same neighbourhood as you, we wanted to do the neighbourly thing and 

introduce ourselves, as well as provide you with some information on what we are planning for the site.  

 

Introduction to Mosaic 

Mosaic Property Group is a South East Queensland property group which specialises in designing and developing boutique 

residential homes for owner occupiers. Mosaic’s founding directors are Sunshine Coast locals themselves and are deeply 

committed to providing quality residential offerings that reflect the needs and fabric of the local community.  

Our recent Coolum success 

 

 

 

 

 

 

 

  

 

 

 

‘Drift by Mosaic’ located at 1722 Coolum Esplanade received an overwhelming amount of positive feedback not only at the start 

of the project through commitments from local buyers, but also during construction from the surrounding neighbours. Within 

one month of the initial project launch, 85% of apartments had sold out, with 70% of these sales attributed to local owner 

occupiers. We were also the only private developer acknowledged as a finalist in the recent UDIA Awards for Excellence in 

Community Engagement in recognition for our efforts to engage with the local community.  

Our First Bay ‘Masterpiece’ Proposal 

Our First Bay project was established in response to the overwhelming demand for Drift and will include an element of Mosaic’s 

newly established ‘Masterpiece’ collection, the highest calibre of Mosaic product. Project’s listed within our masterpiece 

collection will be extremely limited, offer an exceptional location and living, and an exceptional level of luxury and quality.  

Development Application Update 

Whilst the site carries an existing approval, we don’t intend to utilise this approval and will be undertaking a complete redesign 

to create a product offering we feel is more suited to the site and in line with our Masterpiece branding. The project will offer a 

range of luxury apartment types and sizes targeted towards local owner occupiers, and for those who did not secure a home 

within Drift. We are looking to lodge the development application for this project within the next month (March to April 2019). 

Our proposal will be a code-assessable application that complies with the Coolum Town Plan, particularly in relation to height.  

 

Prior to lodging our application, we felt it was important to touch base with the local neighbours like yourself and extend the 

invitation to meet with our team and discuss our proposal. If you are interested in finding out more or have any specific 

questions you’d like to raise, please contact me using the details below.  

 

Kind Regards,  

Chris Boyle | Community Engagement Manager 

 

Please email community@mosaicproperty.com.au or call 07 3171 2270 to arrange a time to meet or speak on the phone 

about our proposal. 

mailto:community@mosaicproperty.com.au
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Appendix 3 – Lodgement notification letter  

28 May 2019 

Project Update for 1674-1676 David Low Way, Coolum 
 

 

Dear Neighbour, 

 

 

I recently contacted you with information about Mosaic’s proposed development at 1674-1676 David Low 

Way, Coolum. Since my initial letter, our team has advanced the design and are looking to lodge the code 

assessable development application on the 29th of May 2019.  

 

This letter will provide you with more details on what the project will entail; as you are a nearby neighbour, 

we believe we have a social responsibility to make sure you’re aware of what’s happening within your 

community. Please refer to ‘Key Project Information’ page for project details and the ‘About Mosaic’ page 

if you’d like more information on our beliefs.  

 

We are really pleased to have already received a great response from the local community and a high 

interest from local buyers who missed out on our current project under construction ‘Drift by Mosaic’ at 

1722 Coolum Esplanade, Coolum. 

 

If you have any questions or concerns, please do get in touch to arrange a time to speak over the phone 

or in person. In the meantime, you can also visit our community project page to subscribe and be kept 

informed along the way mosaicproperty.com.au/communities/1674-coolum-esplanade-first-bay. 

 

 

 

 

Yours sincerely, 

 

Chris Boyle 

Community Engagement Manager 

Mosaic Property Group 

0477 329 830 | cboyle@mosaicproperty.com.au  

 

 

 

 

 

mailto:cboyle@mosaicproperty.com.au
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Key Project Information 

 

 

 

 

 

 

 

Code-assessable application, meaning our proposal will be aligning with the local town 
plan. We are not legislatively required to notify the community of our intentions, given 
we are staying within the expectations of the planning framework, however that’s not 
how we approach development.  

 

o 38 boutique apartments with an element of our Masterpiece collection – the 
highest calibre of Mosaic product.   

o Apartments spread across 2 buildings to break up the built form, and provide 
greater articulation  

o Product mix consists of large apartments, targeted towards local owner occupiers:  
o 12 x large 2-bedroom apartments up to 108sqm.  
o 26 x generous 3-bedroom apartments up to 207sqm.   

 

o Project is designed for owner occupier living, therefore nearly 70% of apartments 
come with 2 car spaces, as well as exceeded bicycle parking 

o Mosaic has exceeded Council parking requirements, to dramatically reduce parking 
spill out for residents and visitors.  

TRAFFIC 

o Vehicular access will be via Coolum Tce, as David Low Way is a Public Transport 
Advantage Corridor 

o A detailed independent traffic engineering study showed that this development 
would only add to less than 1 additional car movement every 2 minutes during peak 
hours. We believe it will be even less than this, as our target demographic is likely 
to be downsizers working part-time, from home, retirees or weekend home owners.  

o Furthermore, the development site is located within 400m to the bus network on 
David Low Way. Refer Traffic Engineering Report. 

HEIGHT 

As this is a code-assessable application, our proposal will be in line with the Coolum 
town plan’s height requirements and will utilise the slope of the site to create a terraced 
like design.  

 

Proposal provides nearly double the amount of deep landscaping required from Council; 
including large mature trees and greenery throughout the project.  

 

Design incorporates larger setbacks from neighbours on either side to enhance privacy 
and view corridors for residents on Coolum Terrace and Barra Crescent.  



 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Established in 2004 by Brook Monahan and rebranded in 2012 with co-founder 

Dave Handley, Mosaic Property Group is regarded as one of Queensland’s most 

awarded and respected residential property developers. 

At Mosaic, we take a holistic approach by controlling every individual aspect of the 

development process from research to community engagement, design to 

construction and right through to retaining the management rights for at least 25 

years post completion.  

Our strong commitment to community engagement is what we believe makes us 

different within the industry and our track record provides security to those who 

live around and within our homes that we will deliver on what we say we’re going 

to achieve.  

We believe community engagement within the 

property development industry required 

improvement, which is why we invested in a 

dedicated in-house resource committed to improving 

our community relationships.  

For us, community engagement is a vital, necessary 

step in our development process as we genuinely 

believe that our neighbours and wider community 

deserve to be shown the courtesy and respect of 

knowing what’s happening within their 

neighbourhood; alongside having the opportunity to 

provide meaningful input and shape future 

development.  

Valuing our relationship with the community allows 

us to be better at what we do, by providing homes 

people not only love living within, but also love living 

next to.   

We believe that property development can and 

should be an ethical business, and is the vehicle 

which allows us to give back to the communities we 

are fortunate enough to develop in.  

Go to mosaicproperty.com.au/mosaic-foundation to 

find out the many ways in which we give back to 

improving the lives of those who most need it.  

 Marketing Render vs Reality 

We deliver on what we say we’re going to achieve 
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Appendix 4 – Pre-Development Application Website   
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