








































































                                                                                                

                                                                                                

                                                                                                

                                                                                                

NSW Planning  

Via planning Portal. 

Dear Sir/ Madam 

Re: Planning Proposal (PP-2022-4350) 1-7 Rangers Rd and 50 Yeo St Neutral Bay  

I object to the above planning proposal PP-2022-4350 listed for exhibition dated 13/5/2024.  

The primary objection is to the height and bulk form of the proposed development, where 

this significantly exceeds the current 16m height limit, effectively double in part. I also object 

increasing the FSR ratio from 0.5.1 to 1.8.1.and the resulting traffic impact.  

1. The maximum building height should be consistent with those in the Neutral Bay 
Village Planning Study - that is 6-storeys. The Department previously approved a 
22m for a 6-storey building at 12-14 Waters Road, Neutral Bay, which seems more 
than adequate, without going beyond this 22m height. 

 
2. The proposed maximum building heights (part 26m for 6 storeys and part 31m for 8 

storeys) are not just inconsistent with those in the Council's Planning Study, they are 
also excessive in total height for the number of storeys. Reducing the bulk height and 
scale of the development will provide an improved fit with adjoining developments, 
including adjacent 9 Rangers Road, and broader developments in Rangers Rd and 
Yeo Street.  

 
3. Current LEP building form is 4 stories, and any additional height over the existing 

LEP height limit (4-storeys) should only be considered in conjunction with the delivery 
of identified public benefits, including but not limited to larger setbacks. The proposed 
6-storey building height in the Study is a midrise built form and has no discernible 
setbacks at lower levels. The setbacks appear even less than the adjoining 9 
Rangers Rd/ Yeo st street frontages building and should as a minimum provide same 
or improved setbacks rather than less. Current plan just accentuates the bulk of the 
building.   



                  

                     Current setback for 9 Rangers Rd RHS of Woolworths on Yeo St 

 
4. Any amendment to the LEP should include a sun access control specifying 

development must not be granted to a development that does not provide a minimum 
of 3 hours solar access between the hours of 9am and 3pm on 21 June to habitable 
rooms and private open spaces of residential properties in Yeo Street. 
 

5. Site development plan does not appear to provide any adequate consideration of the 

shadowing of the adjoining building with dual atriums at 9 Rangers Road, resulting 

from both the planned excessive height and reduced setbacks. This will be affecting 

up to 23 apartments. The block drawing scale provided of the atriums does not 

adequately illustrate the size and significance of the atriums, and a more detailed 

shadowing assessment should be provided.  

 



 

Part of Atrium area 9 Rangers rd.  

6. There is still inadequate public benefit from the developer, and they should be 
required to provide at least 5% affordable housing in perpetuity (either as dwellings 
or as a cash contribution) and should not be allowed to include an additional 88 
public parking spaces. This being consistent with the recommendations of the North 
Sydney Local Planning Panel and the recommendations of the Department of 
Planning.  

 
7. It is noted that there has not been any wind study conducted, and given the proposed 

high building form, it is expected the proposed public plaza may well become an 

easterly wind tunnel, as it tapers back towards Yeo st from Rangers rd. 

 

8. Traffic is already a significant issue, with the Yeo Street rat run, contributing traffic 

from Wycombe Road, and difficulties caused by traffic access in and out of existing 

Woolworths. Reality is it can easily take 15 minutes travelling west on Yeo St to get 

into Military Road in the mornings. The JMT traffic assessment report data was taken 

over 2.5 years ago (November 21) just on the back of the October 21 covid lockdown 

so this needs to be revisited by an independent assessment, managed by NSW 

planning.  

 

 

Thank you for your consideration. 
 

 

 



 

































































Neutral Bay. 
The plan that swallows a suburb.







Or is it North Sydney Council’s interpretation of the planning changes?







Neutral Bay already publishes above its weight for population density.

• Neutral Bay has a population density of 7868/sq km vs neighbouring 
Mosman at 3250 and nearby Roseville/Roseville Chase at 2277.

• The 800m rule has a more disproportionate impact on Neutral Bay than it 
does on larger suburbs such as Mosman or Roseville.  

On balance we would argue that the new rules for Neutral Bay should only 
apply a 400m zone, or scale back/reduce the 800m zone to 600m. 



• Supporters of the new planning rules cite these as examples of what can be done with higher density
• All four examples were rezoned from industrial areas and planned from scratch to allow

• Appropriate set-backs, ample outdoor space and recreation areas
• Appropriate traffic management
• Upgraded transport amenity

• All four examples are on relatively flat ground
• Neutral Bay is hilly, a mish mash of narrow streets, already has very limited public outdoor recreation areas 

and transport amenity that’s at full capacity. 
• The new proposals will further reduce our tree canopy

Neutral Bay is not a greenfield site like Meadowbank, Rhodes/Wentworth Point, Mortlake or Zetland. 





• Two Bus stops on Military Road provide access to the city in the morning
• Near Wycombe Road 
• Near Watson Street

• Commuters already queue down both Wycombe (as shown above) and Watson to access city bound buses
• Because most of these buses originate from areas beyond the Spit Bridge they are often:

• Full – drivers will not allow new passengers onto a full bus
• Running Late – due to traffic build up on Military Road
• Missing – due to cancellations

• The “free run” on peak hour bus lanes from Neutral Bay comes to a complete stop, midway across the 
Harbour Bridge due to congestion at York Street. 

Bus services are already at capacity.





North Sydney Council (and Neutral Bay) punches well above its weight in terms of housing density



Conclusions

• Need to clarify the distance definitions for 400 & 800 metres
• Neutral Bay is already a very compact and relatively high-density area, 

compared to all other Sydney suburbs
• Consideration needs to be given to

• Setbacks to maintain green space and reduce run-off
• The impact of Neutral Bay’s hilly topography and narrow streets on 

increases in density in future planning

One size fits all to improve density, should not be applied to Neutral Bay
• either a 400m zone, only should be applied or,
• the 800m zone should be scaled back to 600m

Located on the corner of Wycombe Road & Yeo Street, this is 
one of many high rises, spread around the Neutral Bay area. 





Submission regarding 1 to 7 Rangers Road, Neutral Bay 

PP-2022-4350 

My name is . I live at  directly opposite 

Woolworths.  I represent a group of residents at Monterey and have the unanimous support of the 

Strata Committee SP83412. 

We object strongly to the Planning Proposal 2022-4350 in its current form.  We believe that it is too 

high, out of character with the village like atmosphere in Neutral Bay and will create significant 

traffic congestion in Yeo Street and Rangers Road, while adding to the already considerable 

congestion in Military Road. 

While many of us are vehemently opposed to the increased building heights as proposed, we see 

much merit in some aspects of the Proposal, with respect to the footprint proposed, the public 

plaza, as well as the setbacks proposed along the Military Road and Rangers Road frontage.  We 

note that these very attractive features are very similar to those proposed in the rescinded North 

Sydney Councils “Military Road Corridor Planning Study” from 2021, (MRCPS), and in the newly 

adopted North Sydney Councils “Neutral Bay Town Centre Planning Study”, (NBTCPS).  

We note also that Woolworths revised Proposal is not supported by North Sydney Council, and it 

would be a great tragedy if this Proposal proceeded in isolation from any consideration of the many 

attractive features of the newly completed and adopted NBTCPS, as amended at a recent Council 

meeting to a maximum height of 6 storeys throughout the area, or proceeded in isolation to the 

Planning Proposal for 183-185 Military Road. 

We believe that there is a wonderful opportunity for some ‘urban renewal’ with redevelopment of 

the 2 sites, 5-7 Rangers Road and 183-185 Military Road, with very real benefits to the Neutral Bay 

community. 

Our primary concern about the increased building heights in both Proposals is about the combined 

impact the 2 developments would have on traffic congestion particularly in Yeo Street, already a 

significant thoroughfare.  Yeo Street provides the only access to both sites. Much traffic coming from 

or going to those parts of Neutral Bay Cremorne and Mosman south of Military Road uses Yeo Street 

as a ‘rat run’.  Yeo Street has only one traffic lane in each direction, is very narrow in places, contains 

a large public school, in the process of substantial expansion, a church, a synagogue and a fire 

station. All delivery and service vehicles, customers, tradespeople and residents, will have to access 

the proposed developments from Yeo Street.  Already at times, particularly during morning and 

evening peaks, and school drop off and pick up times, Yeo Street is showing signs of gridlock.  The 

Traffic Assessments associated with these 2 Planning Proposals do not properly cover the likely 

impact on local traffic.  Indeed there is no mention in the reports about inflows and no consideration 

of the combined impact of the 2 Proposals!  The 2 surveys included in the Reports are very limited 

and are not taken during peak periods. Much of the traffic reports is devoted to public transport, 

pedestrians and bicycle provisions. More detailed comments about the Traffic Assessment are 

below. 

Other concerns about the excessive building heights proposed is the impact this would have on the 

‘village like’ atmosphere of Neutral Bay and the precedent that they would set for future 

development proposals in the area, as well as significant shading of properties along the south side 

of Yeo Street.  We urge you to reconsider these 2 Planning Proposals and ensure that an integrated 



development is considered to provide significant benefits to the local community. At the very least 

any further consideration about the future of these 2 sites should take into consideration the North 

Sydney Councils NBTCPS. 

The Proposal makes much of providing public space.  In fact, the actual public plaza open to the sky 

is small and will be surrounded on 3 sides by tall buildings, creating considerable shading.  Once 

space is taken by tables and chairs for the inevitable ‘al fresco’ dining there would appear to be little 

public space left.  The Proposal contains some very attractive 3D rendered views of the plaza which 

are deceptive in that it appears to be considerably greater than the actual size.  The building on the 

corner of Military and Rangers Roads is not part of the Proposal and consequently there is no 

guarantee of any additional “visual splay” that would open the plaza to the northeast.  The public 

plaza as shown in the Proposal is likely to be impacted significantly by shading in mid winter from 

any development of 183-815 Military Road. 

The Proposal is inconsistent and misleading about the actual size of the proposed public plaza. 

Variously described as 1250 mtr sq, although this figure appears to include the 150 mtr sq “visual 

splay” at the northern corner which is actually not part of the Woolworths site, and the inclusion of 

which is dependent on cooperation and agreement from the developers of the 183-185 Military 

Road site.  Without this ‘visual splay’ the plaza becomes a much less attractive rectangular space 

both in reality and visually, with the plaza no longer open to the northeast.  The ‘visual splay’ in the 

Proposal appears to be significantly smaller than in the original MRCPS or the newly adopted 

NBTCPS.  The 1250 mtr sq area claimed also includes the covered walkway through to Yeo Street.  

Dimensions are given in the Proposal to a rectangular area of the public plaza as 43.1 mtrs x 25 mtrs, 

ie., 1075 mtrs sq, less than the size of an Olympic Pool, however it is suggested that this area will 

contain what appear to be travellators along the northern edge as well as what appear to be lifts or 

stairs near Rangers Road.  The Proposal notes in one drawing that there would be only 800mtr sq of 

area open to the sky.  We would strongly prefer that this walkway be open to the sky. 

The newly adopted NBTCPS shows a much more generous public plaza, open to the northeast with a 

generous ‘visual splay’, does not include travellators, or stair wells, or a covered walkway through to 

Yeo Street, along with generous setbacks along Rangers Road and Military Roads.  We commend 

these features of the NBTCPS to the Panel and request that the Site Specific DCP be amended 

accordingly. 

 

A “Transport Assessment” was lodged along with the Woolworths Planning Proposal and is included 

in the documents associated with the Proposal on the NSW Department of Plannings web site. 

This Assessment, commissioned by the applicant, and completed by JMT Consulting for Fabcot Pty 

Ltd , lacks detail, and does not address incoming traffic at all.  Incoming traffic from Warringah 

Freeway, Crows Nest, the Harbour Bridge and Tunnel, via Military Road, must turn right off Military 

Road at Watson Street, and then travel down Yeo Street to access the site. There are very few places 

traffic can turn right off Military Road between the Warringah Freeway and the Spit Junction, hence 

Yeo and Rangers Road become thoroughfares for traffic heading east towards Mosman, Neutral Bay, 

Cremorne, Balmoral, Clifton Gardens etc.   

We note also that the report fails to address the considerable congestion that occurs in Yeo Street 

outside the Neutral Bay Public School or in Rangers Road in the vicinity of the Redlands School at 

school drop off and pick up times, or the presence of the Fire and Rescue station in Yeo Street. 



Perhaps it is unsurprising that the Assessment, since it was commissioned by the developer, 

concludes that “the traffic and transport impacts arising are considered to be acceptable”. 

This conclusion appears to be based on: 

• 2 traffic surveys done for 1 hour between 5 pm and 6 pm, Thursday, 11 November 2021, and 
for 1 hour between 12 noon and 1 pm, Saturday, 13 November 2021.  Such brief sampling is 
unlikely to provide useful information and perhaps surveying traffic during the heavy 
congestion that occurs during “School Zone” times might yield quite different results?  
 

• Transport for NSW data for Military Road peak hour traffic flows that shows that between 
2009 and 2021 there has been no increase and “therefore no future traffic growth rate has 
been assumed for this study.”  This statement would probably be contested by any regular 
user of Military Road, and is contradicted by various State Government statements justifying 
the now cancelled  Northern Beaches Link. 
 

• Surveys undertaken by Transport for NSW at a number of retail centres that “indicate that 
as retail floor space increases, the rate of traffic generation reduces – reflecting the fact that 
as more specialty stores are added to a centre already containing an anchor tenant the rate 
of traffic generation will reduce.  Therefore the additional floor space will not generate a 
large number of additional traffic movement.”  These statements and conclusions defies 
logic!  The bigger the shopping centre the less the traffic generated??? 

 

• A “traffic distribution” map (Figure 14, page 23) which only shows traffic flows leaving the 
site (despite the text stating “forecast direction of travel to the site”).  50% of traffic leaving 
the site is shown as entering Military Road via Wycombe and Rangers Roads, with only 20% 
continuing westwards along Yeo Streets. Currently very little traffic leaving the present site 
would proceed to Military Road via Rangers Road.  There is no acknowledgment anywhere in 
the assessment that between Warringah Expressway and Spit Junction there are only 3 
places that traffic travelling east along Military Road can turn right off Military Road, namely 
Watson,  Spofforth and Belmont Roads.   No indication is given on Figure 14 of traffic flows 
inwards to the site. This oversight is perhaps convenient in that it does not draw attention 
to the fact that all inwards traffic travelling eastwards along Military Road must enter via 
Watson Street and then along Yeo Street. 
 

• Modelling that indicates that service levels at the 4 adjacent intersections based on RMS 
Traffic Modelling Guidelines, “is not anticipated to result in unacceptable traffic impacts on 
the surrounding road network.”  However the document then states “Intersection level of 
service remains at Level of Service D or below for all intersections”. It then concludes, 
“Therefore the proposal is not expected to unduly impact the operation of the surrounding 
road network.”  There appears to be no factual basis to this assessment.  Repeating an 
assertion that there will be no undue impact does not make it a true! 
 

• “The (now abandoned) Northern Beaches Link would have benefited the Military Road 
corridor by reducing the extent of regional traffic flows, with Transport for NSW projecting a 
10% reduction in traffic along the corridor”.  This statement appears to directly contradict a 
previous statement that “no future increase in traffic growth’ is expected.  In any case, by 
the time the tunnel would have been built, the increase in population density due to multi 
storey development proposals currently in the pipeline or to be approved in the future, 
traffic will have increased so substantially that any traffic reduction due to the tunnel would 
have been minimal. 



 
Furthermore, there is no reference in the assessment to the existence of the large Neutral Bay 

Public School in Yeo Street, or the Redlands School in Rangers Road and the significant congestion 

that occurs in both during “School Zone” times. Nor does the assessment mention the day care 

centre or the Fire and Rescue Station in Yeo Street.  Yeo Street and Rangers Roads are narrow 

suburban streets already under considerable pressure which will continually increase as new 

developments continue to lead to greater population density.  With no rail link our community is 

dependent on a functioning Military Road for both private and public transport. 

Given the various dubious or spurious claims and conclusions made in the Assessment, 

commissioned by the applicant, we hope that little consideration will be given to it in the 

determination of this Planning Proposal, and, consideration will be given to the significant traffic 

congestion that is already present in Watson and Yeo Streets, Rangers and Military Roads that will 

only get worse with time. 

In summary we would like to see all features of the Proposal to comply with the conditions of the 

newly published Neutral Bay Town Centre Planning Study, as amended by Council 27 May, to a 

maximum height for all developments of 6 storeys. 

 

 

 













Subject: 1-7 Rangers Road and 50 Yeo Street, Neutral Bay - PP-2022-4350 

 

SUBMISSION Via email : information@planning.nsw.gov.au 

 

Dear Sir/Madam 

 

We write as the Convenors of  which is a voluntary group, composed 

of residents living within the vicinity of the above Rangers Road/Yeo Street Woolworths site. 

 

On behalf of our Precinct community we wish to strongly object to this PP for the following 

reasons: 

 

Excessive building height: This PP seeks to amend the North Sydney Local 

Environmental Plan (LEP) 2013 to increase the permissible height of buildings from 16m 

to part 26m - this is higher than the usual height for a 6 storeys building) and part 31 m 

(this is higher than the usual height for an 8 storey building) 

 

Excessive increase in the minimum non-residential FSR  

We object to the proposal to increase the minimum non-residential FSR from 0.5.1 to 

1.8.1. 

 

Loss of Environmental Amenity to existing residents and streetscape 

 

Loss of Solar access: This proposal will result in a significant loss of environmental 

amenity particularly to Yeo Street residents and streetscape as well as beyond to the 

Harrison Street community.  

 

The proposal must ensure dwellings on the opposite side of Yeo Street receive the same 

amount of sunlight as they would under the existing NSDCP 2013 solar access controls: 

ie a minimum of 3 hours solar access between the hours of 9am and 3pm on 21 June to 

habitable rooms and private open spaces of residential properties in Yeo and Harrison 

Streets. 

 

Furthermore, the podium and above-podium setbacks to Yeo Street should match the 

existing controls.  

 

By way of background, the existing adjacent developments have all had to comply with 

these existing controls (eg The “Muse” - a six storey building at 9-11 Rangers Road), 

which have achieved acceptable outcomes to the community and are well-regarded as 

examples of exemplar buildings in terms of height, bulk and contribute positively to the 

existing streetscape as well as making minimal impacts on solar access to other residents 

and streetscapes. 



 

NO mezzanines should be allowed because the LEP maximum building heights 

proposed for 6 storeys and 8 storeys are excessive. The developer should not be enticed 

to make attempts to include additional floors of accommodation. 

 

Match height to other existing surrounding buildings - the proposal should ensure 

that the podium height and footpath width on Rangers Road match that of the existing 

development at 9-11 Rangers Road (Muse). 

 

Negative impacts on parking and traffic:  The number of proposed car parking 

spaces should not exceed the car parking rates in the existing DCP.  

The surrounding local roads are already overloaded with significant traffic congestion 

affecting Yeo Street, Rangers Road, Wycombe Road and surrounding intersections even 

during weekends. Public Plaza - ensure the public plaza will remain a public plaza and 

no structures are built on it which would inhibit pedestrian access to the adjacent site on 

the corner of Military Road when it is redeveloped in the future or to Military Lane; 

 

Other reasons for objection: 

 

Lack of integration with the Neutral Bay Town Centre Planning Study 

This proposal does not acknowledge or integrate with the current Neutral Bay Village Planning 

Study. This Study sets out the community’s vision for the Neutral Bay Village. It replaces the 

rejected 2021 Military Road Corridor Planning Study and reflects the views desired by the wider 

community.  The current Neutral Bay Village Planning Study should form the basis for any 

decision about proposed development in the Neutral Bay center. 

 

The maximum building height of this proposal should be consistent with those proposed in 

the Neutral Bay Village Planning Study i.e. 6-storeys. We note that the Department of 

Planning previously approved 22m for a 6-storey building at 12-14 Waters Road, Neutral 

Bay.  

 

The proposed maximum building heights (part 26m for 6 storeys and part 31m for 8 

storeys) is therefore not consistent with those in the Neutral Bay Village Planning Study 

and are excessive for the number of storeys. Reducing the bulk and scale of the 

development will provide an improved relationship with adjoining developments, 

streetscape and a better design interface and transition to nearby development in Yeo 

Street. 

 

 

 

 



Insufficient Public Benefit 

 

This proposal offers insufficient public benefit. The developer should be required to 

provide at least 5% affordable housing in perpetuity (either as dwellings or as a cash 

contribution) and should not be allowed to include an additional 88 public parking spaces. 

 

This request is consistent with the recommendations of the North Sydney Local Planning 

Panel and also the recommendations of the Department of Planning.  The Department 

recommended the inclusion of affordable housing and deletion of the 88 additional public 

car parking spaces which are in excess of the maximum allowed by Council's 

Development Control Plan. 

 

Insufficient size of Public Plaza 

 

This public plaza proposed in this PP offers insufficient public benefit. The plaza is too small in 

area to offer sufficient “free amenity”.  The images in the proposal show a large area of 

commercial seating attached to commercial food outlets in the proposal plaza. There appears to 

be little public space left for “free amenity”. 

 

Furthermore, the plaza will suffer a lack of “free solar amenity” as it is surrounded on three sides 

by tall buildings which will create considerable shading rendering the plaza undesirable during 

the colder months of the year.  

 

Lack of integration with the Planning Proposal at 183 - 185 Military Road 

 

This proposal does not reference or integrate with the adjacent building proposed at 183a-185 

Military Road, situated at the corner of Military and Rangers Roads. There is opportunity for a 

larger public plaza if the two building sites were planned collaboratively and not undertaken in 

isolation.  

 

Lack of Support from North Sydney Council 

 

We note that this revised Proposal is not supported by North Sydney Council. The Council 

resolved to refuse the PP at its meeting on 22 May 2023 consistent with the Council officer’s 

recommendation and that of the North Sydney Local Planning Panel. 

 

 

For these reasons we object to the Planning Proposal 

 

 

 

 



 









 
 
 
 
 
 
         
 
          
          
 
Planning Proposal 1-7 Rangers Road and 50 Yeo Street Neutral Bay 
 

 considered the new proposal for the site at the 14 May 
2024 meeting and recorded the following comments: 
 
a. The LEP should include a solar access control specifying the development must 
not be granted if such development does not provide a minimum of 3 hours of 
solar access between the hours of 9am and 3 pm on the 21st of June to habitable 
rooms and private open spaces of residential properties on Yeo Street. 
 
b. The developer should be required to provide at least 5% of affordable housing in 
perpetuity and should not be allowed to include an additional 88 public parking 
spaces. 
 
c. The maximum building heights should be consistent with the recommendations of 
the North Sydney Local Planning Panel which are 21m for 6 storeys and 28 m for 
8 storeys. The proposed maximum building heights (part 26m for 6 storeys and 
part 31 m for 8 storeys are excessive for the number of storeys. Reducing the 
bulk and scale of the development will provide improved relations with 
adjoining developments. 
 
Residents attending the meeting agreed unanimously to support the 
comments above and that it should be treated as a submission from Neutral 
Precinct. 
 





Subject: 1-7 Rangers Road and 50 Yeo Street, Neutral Bay - PP-2022-4350 

SUBMISSION Via email : information@planning.nsw.gov.au 

Dear Sir/Madam 

I am a resident of Cremorne living within 5 mins walking distance. I wish to object to this PP for the 

following reasons: 

Loss of Environmental Amenity to existing residents and streetscape 

Loss of Solar access: I am greatly concerned about the significant loss of environmental amenity to 

Yeo Street residents and streetscape as well as beyond to the Harrison Street community, in 

particular the loss of solar access during mid-winter.  Yeo St is a sunny side-street which is a pleasant 

alternative pedestrian route to Military Road.  In Winter Yeo St is sunny all day long.  

This proposal must ensure dwellings on the opposite side of Yeo Street continue to receive the 

same amount of sunlight as they would under the existing NSDCP 2013 solar access controls: ie a 

minimum of 3 hours solar access between the hours of 9am and 3pm on 21 June to habitable 

rooms and private open spaces of residential properties in Yeo Street. 

Excessive building height and bulk 

The proposed building height is much higher than the usual permissible height of buildings from 16m 

to part 26m ie much higher than the usual height for a 6 storeys building and the part 31 m is higher 

than the usual height for an 8 storey building. 

The podium and above-podium setbacks to Yeo Street should match the existing controls, not allow 

increases that would result in loss of amenity to residents and the streetscape. 

NO mezzanines should be allowed as it will result in this proposal exceeding the LEP maximum 

building heights proposed for 6 storeys and 8 storeys.  

The proposed building should match the height of other existing surrounding buildings such as the 

adjacent  building at 9-11 Rangers Road (Muse) and the Monterey building opposite.  

Negative impacts on parking and traffic:   

The number of proposed car parking spaces should not exceed the car parking rates in the existing 

DCP.  

There is already significant traffic congestion affecting Yeo Street, Rangers Road, Wycombe Road and 

surrounding intersections even during weekends.  The Yeo and Rangers Road intersection is 

particularly difficult to negotiate, a significant increase in traffic will hugely exacerbate the existing 

congestion.   

Insufficient Public Plaza  

The public plaza proposed in this PP offers insufficient public benefit. The plaza is too small in area to 

offer sufficient free recreational areas and seating.  The images in the proposal show a large area of 

commercial seating attached to commercial food outlets in the proposal plaza. There appears to be 

little public space left for “free amenity”.   The plaza will also suffer from a lack of solar access as it 

will be surrounded on three sides by tall buildings.  In winter time, the plaza will suffer from 

considerable shading making it an undesirable place during the colder months of the year. 



Lack of integration with the Planning Proposal at 183 - 185 Military Road 

This proposal does not reference or integrate with the adjacent building proposed at 183a-185 

Military Road (corner of Military and Rangers Road).  There is opportunity for a larger public plaza if 

the two building sites were planned collaboratively and not undertaken in isolation.  There is also 

opportunity to enter into discussion with North Sydney Council and relevant traffic authorities to 

investigate the creation of a larger public plaza on Rangers Road by implementing a half-road closure.  

This idea has been discussed and supported by the local Precinct communities (  

and other local working groups to improve public amenity in Neutral Bay Village.  

Lack of integration with the Neutral Bay Town Centre Planning Study 

This proposal does not acknowledge or integrate with North Sydney Council’s newly implemented 

Neutral Bay Village Planning Study. This Study sets out the community’s vision for the Neutral Bay 

Village. It replaces the rejected 2021 Military Road Corridor Planning Study and reflects the views 

desired by the wider community.  The current Neutral Bay Village Planning Study should form the 

basis for any decision about proposed development in the Neutral Bay centre. 

The maximum building height of this proposal should be consistent with those proposed in the 

Neutral Bay Village Planning Study i.e. 6-storeys.  

Insufficient Public Benefit 

This proposal offers insufficient public benefit to the local community. The developer should be 

required to provide at least 5% affordable housing in perpetuity (either as dwellings or as a cash 

contribution) and should not be allowed to include an additional 88 public parking spaces. 

This request is consistent with the recommendations of the North Sydney Local Planning Panel and 

also the recommendations of the Department of Planning. The Department recommended the 

inclusion of affordable housing and deletion of the 88 additional public car parking spaces which are 

in excess of the maximum allowed by Council's Development Control Plan. 

Lack of Support from North Sydney Council 

My local council does not support this revised Proposal as evidenced by the Council decision to 

refuse the PP at its meeting on 22 May 2023 which was consistent with the Council officer’s 

recommendation and that of the North Sydney Local Planning Panel. 

 

For these reasons I object to this particular Planning Proposal 

  





 

 

To:  Department of Planning, Housing and Infrastructure - Planning Panels 

Submissions – Planning Proposal 

1-7 Rangers Road and 50 Yeo Street, Neutral Bay (PP-2022-4350) 

1. This submission relates to the Planning Proposal concerning 1-7 Rangers Road and 50 Yeo 

Street, Neutral Bay PP-2022-4350 (PP). 

2. We do not want our names and address to be made public. 

3. We strongly object to the PP for the following reasons: 

Height, bulk, and scale of property 

4. It is obvious from the architectural drawings that the proposed buildings are excessive in 

height, bulk and scale.  The development will result in negative impacts on the streetscape 

character of the locality and the amenity of nearby dwellings, footpaths, and streets.  In 

relation to height, the buildings would have an extremely adverse impact on neighbouring 

properties and public streets in relation to solar access due to extreme overshadowing.  The 

PP is not in the public's interest having regard to the concerns already raised by residents and 

other interested parties. 

5. The proposed increase in the minimum non-residential FSR from 0.5:1 to 1.8:1 indicates the 

complete lack of regard for the appropriate scale of development in the area and what can be 

tolerated and supported by neighbours and local infrastructure.  The minimum non-residential 

FSR has been established for various reasons based on research and experience.  To allow 

the increase would be to ignore the public policy rationale for the statutory controls, and 

dismiss the concerns and right to quiet enjoyment of affected neighbours, local workers, and 

the public, both in the present and those in the future. 

Effect on traffic and parking 

6. The PP would greatly increase the number of occupants and visitors to the proposed site.  

The surrounding streets are already busy streets and could not support the additional traffic 

and demand on street parking. 

7. As a consequence of the NSW Government Warringah Freeway Upgrade, around 100 public 

carparking spaces have been removed permanently.  This should be taken into account when 

considering the increase of traffic into the local area the PP will bring. 

 

 























Cate Cloudsdale & Kieren Wilson 
5/6 Rangers Road 

Cremorne 2090  NSW 
 
Mr Timothy Coorey  
Department of Planning, Industry and Environment (DPIE) NSW  
By email: tim.coorey@dpie.nsw.gov.au 
 
Cc: Ms Katerina Papas 
North Sydney Council  
katerina.papas@northsydney.nsw.gov.au 
 

Dear Mr Coorey & Ms Papas 

Submission on Proposal for Mixed-Use Development at 1-7 Rangers Road and 50 Yeo Street, Neutral 
Bay 

We are writing to express our concerns regarding the proposed mixed-use development at 1-7 
Rangers Road and 50 Yeo Street in Neutral Bay. While we appreciate the efforts toward modernisation 
and revitalisation of the area, we believe that the current plan for an eight-storey development is 
excessive and would have significant adverse impacts on our community. Instead, we consider that a 
more appropriate option is to limit the height to no more than four stories.  

As residents living directly across the street from the proposed development site, we are particularly 
concerned about several key issues that would arise from the planned eight-storey structure.  

Loss of natural light and shadowing  

The proposed eight-storey development would cast significant shadows over neighboring properties, 
including our own. This would result in a substantial reduction of natural light, which is essential for 
the health and well-being of residents. Additionally, the increased shadowing would contribute to a 
colder and less inviting streetscape, detracting from the overall amenity of the area. Furthermore, the 
overshadowing would disrupt the harmony between the built environment and the natural elements, 
such as trees and green spaces, that currently contribute to the serene and welcoming ambience of 
Neutral Bay. 

Loss of sense of space 

The towering height of the proposed development would dramatically alter the visual landscape of 
Neutral Bay, diminishing the sense of openness and space that currently characterises the area. This 
loss of visual amenity would have a detrimental impact on the quality of life for residents and visitors 
alike, detracting from the unique charm and character of our community. 

Increase in Traffic 

An eight-storey development would inevitably bring a significant increase in traffic to an already 
congested area. The additional strain on local roads and infrastructure would exacerbate traffic 
congestion, increase noise levels, and pose safety concerns for pedestrians and cyclists. Furthermore, 
the influx of vehicles would diminish the pedestrian-friendly nature of Neutral Bay, undermining 
efforts to promote active transportation and reduce reliance on cars. 



Wider Implications 

Beyond these immediate concerns, the proposed development raises broader implications for the 
long-term sustainability and livability of Neutral Bay. A high-density development of this scale could 
place undue pressure on local services and amenities, including schools, healthcare facilities, and 
public spaces. Moreover, the loss of heritage and character through excessive development could 
erode the sense of community and identity that defines Neutral Bay. 

In light of these concerns, we urge the DPIE NSW to reconsider the scale of the proposed development 
and advocate for a maximum height of four storeys. By scaling back the height of the development, 
we can mitigate the adverse impacts on natural light, sense of space, traffic congestion, and overall 
community well-being. This approach would ensure that any development aligns with the unique 
character and needs of Neutral Bay while fostering a sustainable and livable environment for current 
and future generations. 

Thank you for considering our input on this important matter. We trust that you will give due 
consideration to the concerns raised by ourselves and other members of the community. Should you 
require any further information or clarification, please do not hesitate to contact us. 

Yours sincerely 

 

Cate Cloudsdale & Kieren Wilson 

10 June 2024 
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