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RE: North East Link Street Submission - Eram Road Street Submission
On behalf of Eram Road, Box Hill North and Surrounding Streets
Eram Road is a quiet, unremarkable street within the Eastern suburbs of Melbourne. It has a wide
cross section of the population, including young singles, families, and the elderly, and it is a multicultural population. The residents have lived on this street for all different lengths of time, from new
arrivals who have only been here a matter of weeks to other residents who have been here since the
1960’s. It’s a friendly street to live on, although most people seem to only have contact with their
close neighbours, possibly due to the length of the street. It is not uncommon to have kids from
various homes playing together in the street and on the shared path behind our homes and many
residents connect through their hobbies, such as vegetable gardening where they swap excess
produce, or take a walk together along the shared path. Most residents seem to only have very close
contact with the 5 or 6 households surrounding their homes. Needless to say, there is always a
friendly greeting when we recognise the residents of the street when out and about.
Most of the residents had not had much significant contact with the residents further along the
street until the North East Link proposal was published. However, it has become clear that we all
hold similar values in what we would like to see in our environment. Since the current design
proposal has been published, we have organised two street meetings, with the team from NEL in
attendance and both meetings had a good attendance of concerned residents. We also undertook to
speak with our local councillor, Cr Blair Barker, and also, our State Member for Box Hill, Paul Hamer
MP.
The new design proposal has caused significant concerns amongst the residents, especially with
regard to the noise wall and its visual impact, the closer proximity of the noise wall, the resulting
overshadowing, the increase in noise levels which is predicted to occur, the loss of value in our
properties and the loss of social aspect which we feel will result if the current proposal goes ahead.
We also wish to forward an alternative design proposal which we believe complies better with EPRs.
In addition, we are proposing a complementary project which would benefit our community
immensely.
It is worth noting at this point that references to EPRs and official NEL documents are in blue.

We would like to address these issues:
Visual impact:
We are concerned that the visual impact is so extreme, especially for the residents 30-60 Eram Road
who back onto the shared path. By bringing the noise wall so close to the rear of our properties (2
metres is proposed at 40 Eram Road), as well as making it so high (approximately 8 metres), as well
as removing all vegetation it will become a dominant feature in the landscape. We have purchased
our properties so we can appreciate the green aspect from our homes, and this does not comply
with this.
EPR LV1 – Design to be generally in accordance with the Urban Design Strategy
• Avoid or minimise landscape and visual, overlooking, and shading (with reference to EPR
LP4) impacts in extent, duration and intensity.
• Maximise opportunities for enhancement of public and private receptors including public
amenity, open space and facilities, and heritage places resulting from the project.
Technical Report H – Landscape and visual p. 274
9.4.11 Viewpoint K – Eram Road, Box Hill North
Viewpoint K is located in the back yard of a property along Eram Road adjacent to the Eastern
Freeway. This viewpoint is located approximately 45 metres from the Eastern Freeway road edge

Photo 9-79 VPK – Existing view looking north

Figure 9-203 VPK – Photomontage Year 0
Figure 9-204 VPK – Photomontage Year 3 – as above
Figure 9-205 VPK – Photomontage Year 10 – as above
At this viewpoint, the visual impact is assessed as:
Year 0, year 3 and year 10 – High, as the proposed eight metre high noise wall would be visually
dominant and there would be significant visual change.

Chapter 16 Landscape and Visual (p. 64)
Table 16-9
Viewpoint
number and
location

Proposed change

VPK – Eram
Road, Box
Hill North

The current view looks
north towards the Eastern
freeway and consists of
established vegetation to
the rear of the property
adjacent to the shared use
path. There are views
through the vegetation to
the existing concrete 3.5 m
high noise wall. The
proposed noise wall would
be approximately 2 m
closer to the viewpoint.
The existing vegetation
would be removed. A noise
wall would run along the
south side of the shared
use path adjacent to the
back fence of the
residential properties.

Potential impact
year 0
High – the
proposed 8 m
high noise wall
would be
visually
dominant and
there would be
significant visual
change.

Potential
impact

Potential
impact

year 3

year 10

High – there
would be no
change from
year 0

High – there
would be no
change from
year 0

According to Table 16-9 above, the noise wall will be moved approximately 2 metres closer to our
back fences from this particular viewpoint. However, upon further investigation, we understand that
the noise wall will be exponentially closer than what is stated above, in fact within 2 metres of the
rear fence at No 40 Eram Road and approximately 5 metres from this our existing fence lines due to
the curve in the design. By bringing the noise wall closer to our backyards, there is no allowance for
vegetation to remain in what is currently a green space. It will instead become a dirt and dust waste
land with no efforts made to revegetate this area or make it visually appealing.
This does not comply with EPR AR1:
EPR AR1
Tree retention must be maximised to the extent practicable, through detailed design and selection
of construction methods to minimise canopy loss, and in accordance the EPR FF1, including by
retaining trees where practicable and minimising potential impacts to trees.
Currently the shared path behind our fences is filled with greenery and well-established vegetation.
It provides a visually appealing backdrop to our gardens and we get great enjoyment watching the
native wildlife in that area. If all vegetation was removed it would become a barren waste land with
no fit purpose.

EPR LP1 states:
EPR LP1 – Minimise land use impacts
The project must be designed and constructed to:
• Minimise the design footprint and avoid, to the extent practicable, any temporary and
permanent impacts on the following land uses:
-…
- Recreational and community facilities
- Residential properties
Given that there is no design decided as yet for this wall, there will be no vegetation to buffer or
filter the view of this wall and it is planned to be moved closer to our residences, the visual impact
will be huge. Regardless of whether the wall is concrete from top to bottom or concrete base with
acrylic top, it will remain visually unappealing and obvious to all who pass by. The severity of this
impact will not be able to be lessened over time. This does not meet the guidelines outlined above.

Overshadowing impact:
Aside from the closer proximity of the noise wall and the visual impact, the other significant issue
resulting from the design proposal is overshadowing as a result of the new noise wall placement.
The map in Technical report E Land use planning (p.256) outlines the new shading over Eram Road if
the proposed noise wall is implemented. It will have a massive impact on the residents of this street
due to its severity.
We do not believe it meets this EPR:
EPR LP4 – Minimise overshadowing from noise walls and elevated structures
Overshadowing from elevated structures and noise walls to residential properties (including existing
solar panels), community facilities, open spaces, waterways and valuable natural habitats must be
minimised through detailed design.
The EES acknowledges that overshadowing will be an issue for some residents and states:
Environmental Effects Statement Summary Report - Land use planning p. 45
The installation of noise walls and elevated structures would potentially cause increased
overshadowing at up to 45 residential dwellings along the southern side of the M80 Ring Road,
isolated locations along the Greensborough Bypass and along the southern side of the Eastern
Freeway. During the detailed design phase, the project would be required to minimise any
overshadowing from elevated structures and noise walls. This could include lowering the height and
changing the position of structures, and using materials that allow more light to reach rooftop solar
panels.
Noise impact:
The proposed design of the noise wall between Tram Road/Station Street and Middleborough Road
does not seem to meet best practice. For optimum results, a solid noise wall without breaks would
be most effective. However, at No. 30 and No.60 Eram Road, there are planned breaks in the noise

wall and the noise wall will be placed closer to the rear of the houses in Eram Road. This will allow
increased noise to filter through and will be far less effective than a solid noise wall.
Technical report C Table 9-6 (p. 77) illustrates the noise monitoring data collected from a residence
in Eram Road. It demonstrates that currently the existing (2018) levels are 55 dBA whereas with the
project (2036) the levels will be to 66 dBA. Therefore, the noise levels will increase with this new
wall, rather than decrease.
We believe there are two factors which caused these negative results:
1. Noise mitigation is most effective when it is closest to the source i.e. in this case, the Eastern
Freeway
2. The two gaps in the noise wall construction will significantly raise the noise levels, as opposed to if
it had been one solid noise wall.
The EES also addresses this as an area of concern, stating:
Environmental Effects Statement Summary Report Noise p. 40
Following the application of mitigation measures (such as low noise pavements and noise walls), 159
noise-sensitive buildings were assessed as potentially exceeding the 63dBA traffic noise limit set by
the EPRs. These properties would experience a noticeable noise increase (between 2 dBA and 5
dBA), with one property experiencing a noise increase of between 5 dBA and 10 dBA. These
properties would qualify for further at-property noise treatments to mitigate impacts such as glazing
upgrades and insulation.
We do not believe this complies with EPR NV1 Achieve traffic noise objectives.
EPR NV13 would need to be adhered to in order to reduce / mitigate the noise as much as possible.

Property value impact:
Local real estate agents have made us aware that there will be a significant loss in value to our
properties if the current design proposal goes ahead. The houses most negatively affected will be
those directly backing onto the new noise wall, however the surrounding homes in the street are
also estimated to be negatively affected by this also. However, if our alternative design proposal
goes ahead, Ray White Real Estate believes our property values will either maintain where they are
or sightly improve in value
Please refer to statements attached from Ray White, Hocking Stuart, and Fletchers Real Estate.

Social impact:
The residents of Eram Road regularly utilise the shared path behind our homes. Kids play cricket and
footy together there, they learn to ride their bikes there, most residents have a daily routine of
walking along it, others cycle into other suburbs along it and we all enjoy immensely the benefits of
having this shared path directly behind our homes. The common perception amongst the residents is
that the shared path in the new design proposal will not be as attractive as it will necessitate walking
along the northern side of the noise wall alongside the Eastern Freeway. It also raises safety
concerns for our elderly residents as they may not feel as safe walking on the northern side of the
noise wall where they couldn’t be seen or heard by the local residents should something happen to

them. It also seems to be a more isolated area to be walking in, which raises safety concerns for all
of our residents. Ideally, we would all rather the shared path remains on the southern side of the
noise wall so that we could remain protected from the noise and pollution of the passing cars. The
green aspect along the southern side of the noise wall is also an attractive feature of the current
shared path.
Environmental Effects Statement Summary Report Social and Community p. 43
North East Link is expected to deliver significant social and community benefits, including…improved
walking and cycling connections…
We disagree that this would be the outcome if the proposed design is implemented.
Our design proposal:
Our design proposal involves flipping the current proposed design so that the noise wall is placed
against the Eastern Freeway and the shared use path remains on the southern side of the noise wall,
behind the residences of Eram Road. This would lessen the visual impact of the noise wall, as well as
decrease the noise levels, by maintaining one continuous expanse of noise wall. Having the shared
path placed to the south of the noise wall would mean we could maintain the social aspect of the
path and continue to use it as we have been doing so, whilst enjoying the green aspect from our
homes at all times.
As stated above, the best site for a noise wall is close to the source. Flipping the current proposed
NEL design would have the additional benefit of using the vegetation to help further diffuse noise
and provide a visual barrier to the noise wall and freeway.
We believe our design would comply with the following EPRs more than the current proposed
Design:
EPR AR1 – Maximising tree retention
EPR FF1 – Minimise impacts on fauna and flora
EPR LP1 – Minimise land use impacts
EPR LP2 – Minimise impacts from location of new services and utilities
EPR LP3 – Minimise inconsistency with strategic land use plans
EPR LP4 – Minimise overshadowing from noise walls and elevated structures.
EPR LV1 – Design to be generally in accordance with the Urban Design Strategy
EPR LV2 – Minimise landscape impacts during construction
EPR LV3 – Minimise construction lighting impacts.
EPR NV1 – Achieve traffic noise objectives
EPR NV3 – Minimise construction noise impacts to sensitive receptors
EPR SC1 – Reduce community disruption
EPR T1 – Optimise design performance

A complementary project:
We would like a complementary project designed for the shared path area on the southern side of
the Eastern Freeway at Eram Road. Specifically,
•
•

•

•

•
•

We would like the lighting improved along that stretch of path to improve security and
safety for the users.
We request that all Eram Road residences backing onto the shared use path between No 30
– 60 be supplied with maximum height fences at the project’s expense as we believe having
a narrow gap at the rear of our fences will present itself as a security risk
We request that double glazed windows be installed throughout the houses that back onto
the existing shared use path between No 30-60 Eram Road, at the project’s expense. This is
due to the increased noise levels which will be caused by their construction works and the
ongoing increased noise levels.
We request that the noise wall, even when placed further away towards the Eastern
Freeway, will be constructed with acrylic on top, to allow for maximum light through the
noise wall.
We request that the shared path be upgraded and made into a better-quality path.
We request that the vegetation be planted around the shared path with a view to increasing
the appeal of the shared path as well as the view from our homes, and also to maintaining a
wildlife habitat.

Further to the above, Ray White’s professional opinion is that if the complementary project was
adopted, then it would lesson the chances of significant property depreciation. As residents we
welcome the North East Link. However, the current design impact on the residents of Eram Road is
unique and punitive in nature and can be easily rectified with minimal further thought.
Conclusion:
As a community, we greatly enjoy having access to the shared path behind our homes, and the
associated pleasures we get from the visual green aspect we enjoy. Although the NEL design
proposal is looking to maintain a shared path and green facilities, it has been designed in such a way
that as a community, we would not access and use it to its full potential due to the issues outlined
above. We hope you take the time to seriously consider our alternative design proposal, because, as
residents of this street, we believe we know best how we would utilise the shared path and greenery
and be able to maximise its full potential.

Attachments:
1. Signatures of residents supporting this submission
2. Statement from Ray White
3. Statement from Fletchers Real Estate
4. Statement from Hocking Stuart Real Estate

6 June 2019

Mr Shaun La Motte
50 Eram Road
Box Hill North VIC 3129

Dear Shaun,
In our professional opinion, the movement of the Eastern Freeway sound barriers closer to the rear
of properties on Eram Road would have a significantly negative impact on the value of the effected
properties.
If we can be of any further assistance please feel free to contact me anytime.

Kind regards,

Ben Strimling CAR (BCom)
Property Consultant
Blackburn Office

30 May 2019

Roslyn Heron & Horace King
48 Eram Road
Box Hill North VIC 3129

Dear Roslyn & Horace,

In our professional opinion if the sound barriers of the Eastern Freeway were moved any closer
to the rear of the properties in Eram Road it would have a significant impact on prices of the
effected properties. Obviously the effect will be a negative one.
If you have any further questions, please don't hesitate to contact me.
Mark Purdey
Sales Consultant
hockingstuart Balwyn

Mark Purdey
hockingstuart Balwyn/Hawthorn
Sales Consultant
E: mpurdey@hockingstuart.com.au M: 0428 946 683

