
Dear resident, 

The NSW Government’s planning reform agenda continues at pace, with the Planning System 
Reforms Bill expected to pass Parliament this week. These reforms mark the most significant overhaul 
of the Environmental Planning and Assessment Act since 1979 and represent a major reduction in 
local input and oversight of planning decisions.

These reforms have bipartisan support in Parliament, including from the NSW Liberal Party. With very 
limited political opposition and the legislation set to proceed, councils currently have little scope to 
influence the outcome or to ensure community concerns are adequately addressed.

Proposed changes include the removal of regional panel representation and local independent 
planning panel reviews, a shift that could have serious consequences not just for Mosman, but for 
local councils and communities across the state.

We are all facing a period of significant and unavoidable change. Like all of metropolitan Sydney, 
Mosman will look different in the years ahead.

Council needs to have a seat at the table with the government and continues to advocate for the best 
possible outcomes in the face of these reforms. Below is a summary of our advocacy efforts to date, 
but it’s critical the community also plays a role by voicing your concerns to the NSW Government.

Over the past month, Council has been:
   to advocate for infrastructure investment and long-term Meeting directly with key Ministers

transport solutions that address congestion, support future growth, and allow greater flexibility 
and local input in the application of the new planning controls.

   to coordinate advocacy efforts and explore opportunities Engaging with neighbouring councils
for regional infrastructure planning that eases pressure on our constrained traffic and transport 
corridors (see link to petition over page).

   including specialist urban planning advice, ensuring all Strengthening internal planning resources
new developments are subject to robust and transparent review.

   Awaiting further legal advice on how Council may play a role in offering information and 
expertise to the Court.

   to include a potential 400% increase in developer Preparing a new Developer Contributions Plan
levies so density increases deliver corresponding investment in local infrastructure and public 
amenity.

   for proposals to inform more residents about plans in their Extending notification area
neighbourhood. 

I greatly appreciate the strong interest, engagement, and diversity of views across Mosman. While 
there are significant challenges ahead, we remain united in our commitment to securing the best 
outcomes for our community, both now and for future generations.

Yours sincerely,

Ann Marie Kimber
Mayor of Mosman
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Letter

Advocacy on planning changes



NSW Planning Reforms explained
Mosman is currently experiencing unprecedented developer interest following the introduction of 
the NSW Government's Low and Mid-Rise Housing Policy and the Housing Delivery Authority. 
These reforms include streamlined planning approvals for major housing developments and rezoning 
properties within close proximity to nominated town centres. Combined, these reforms introduced 
by the NSW Government aim to provide a significant number of more homes and faster delivery.

Low and Mid-Rise Housing Policy (LMR) 
The LMR enables more diversity of housing on land within 
800m walking distance of Cremorne and Spit Junction. 
  Low-Rise housing applies to land zoned R2 Low Density 

Residential, is generally 1–2 storeys and includes 
development types such as dual occupancies, townhouses, 
terraces, low-rise apartments.

  Mid-Rise housing applies to land zoned R3 Medium Density 
residential, is generally 4–6 storey residential flat 
development. New height and density controls override 
Council's controls and allow much higher and denser 
development than was previously permitted, particularly so 
on sites within 400m walking distance of these town centres. 

LMR does not apply within the town centres nor the C4 
Environmental Living zone. Heritage items are excluded but no 
protection is provided for Heritage Conservation Areas.

Housing Delivery Authority (HDA)/SSDs
Introduced in late 2024 the HDA offers a state-led pathway for large residential developments (and 
mixed-use housing projects) to be assessed as State Significant Development (SSD) or SSD with 
concurrent rezoning. The HDA aims to streamline the approval pathway, aiming for faster delivery. 

Low and Mid-Rise Policy (LMR)
  LMR development applications are 

typically lodged with Council.
  The estimated cost of the 

development determines the consent 
authority. 

  Council or Mosman Local Planning 
Panel is the determining authority for 
applications valued under $30 million.

  Sydney North Planning Panel is the 
determining authority for applications 
valued over $30 million.

Read more at mosman.nsw.gov.au/lmr

Housing Delivery Authority/SSD
  HDA consider expression of interest from 

developers. Successful projects declared SSD.
  SSDs are lodged with the State Government and 

are typically large or important developments 
that are considered to have state-level importance 
due to their size, value, or potential impact.

  Council and the community are engaged during 
the public exhibition period.   

  NSW Government is the determining authority 
for housing projects where the cost is valued at 
more than $75 million.

Read more at mosman.nsw.gov.au/ssd

9978 4000
council@mosman.nsw.gov.au

mosman.nsw.gov.au

To find out more and stay 
informed scan the QR code or 
visit mosman.nsw.gov.au/lmr 

You can read about Mosman’s 
response to the planning 
changes and view a detailed 
timeline of our advocacy.

A resident-led petition on State 
Government planning changes and 
supporting infrastructure is open for 
signatures until 20 November via the 
NSW Parliament website. Sign the 
petition at bit.ly/planning-petition
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