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Executive Summary 

Please accept this submission to Planning for Melbourne's Green Wedges and Agricultural Land. 

Phase 2 Consultation February 2021 on behalf of the Committee for Greater Frankston (C4GF) 

whose membership is composed of regional businesses, local organisations and community leaders. 

 

Focusing attention on just a handful of major issues at any one time, C4GF advocates for evidence-

based strategies that aim to deliver greater investment, more jobs, improved transport, and  

better health and education outcomes for the people of this region. 

 

 

 

It is for these reasons that the Committee for Greater Frankston advocates that this Victorian Green 

Wedges and Agricultural Land investigation give due consideration to implementing a strategic land 

use policy that leverages Carrum Downs’s unique infrastructure assets  (including its billion-dollar 

arterial road network, inland rail-freight terminal, Eastern treatment plant, manufacturing know-how 

and Chisholm TAFE- Monash University training campuses) to continue to improve Frankston’s 

future employment and economic outcomes.   
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At a time when we need action on climate change and jobs more than ever, Frankston could address 

both issues by expanding the Carrum Downs Industrial Estate to create a 21st century, six-star, 

ecologically sustainable industrial park with integrated recycled water, energy and transport usage 

to benefit clean, innovative, job-dense, high-tech companies. 

 

Uniquely, Carrum Downs is positioned 30 minutes from Melbourne at the crossroads of our regional 

road network and is accessible to the Dandenong inland port at Lyndhurst. Next door to the 

Eastern Treatment Plant, the precinct also has access to its underutilised Class A recycled water 

and the potential for closed-system solar energy and biomass farming. 

 

Best practice planning for Sustainable Industry  

Like the successful eco-industrial parks in Kalundborg (Denmark), Daven (USA) and Burnside 

(Canada), Carrum Downs has a nationally recognised industrial base in nearby Dandenong, 

established supply chains and a knowledgeable skills base that local high-tech manufacturers are 

already leveraging. 

Importantly, an expanded industrial estate should focus on “establishing production facilities”, 

more than factorettes, to meet the gap in the market. Developing these larger-format manufacturing 

facilities is aligned to the national “modern manufacturing” program, which was announced in early 

October.  

Done well, such an industrial estate would provide high-value, high-return businesses with the chance 

to locate to a modern “green technology” park founded on circular economy principles and designed 

for sustainable innovation from its inception. 
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Background and Economic Context 

In Greater Frankston region, and more broadly across southeast Melbourne, access to employment 

is arguably the most critical issue impacting on our community and it feeds into other regional 

problems like social disadvantage, economic inequity and stagnating productivity. 

 

Frankston has too few local jobs and long commute times lock many Frankston residents out of work  

• Frankston has just 31 jobs per 100 residents (Australian Bureau of Statistics) 

• From Frankston only 20–30% of Melbourne’s jobs are reachable by a 45-minute private 

vehicle commute; and fewer than 10% jobs are reachable by 60 minutes on public transport 

(Grattan institute; Victoria Dept of Transport) 

• At the 2016 census (pre-covid) youth unemployment in Frankston was over 13%. In 

Frankston North, one-in- four young people are out of work.  

 

Thanks largely to the decade-long manufacturing boom in Carrum Downs. The good news is 

Frankston’s employment trends have recently improved. 

• Frankston successfully created 8750 new jobs between 2006 and 2016 which saw local job 

growth exceed than local population growth.  

• Workforce participation has improved.  Today, 20% more Frankston residents work 2006.  

• This local job growth has radially boosted the employment prospects for “Frankston mothers” 

and the alarming 1990s era trend of talented 20–35 year olds fleeing our region in search of 

employment has reversed. 

 

The whole community benefits from Carrum Down’s jobs success – as people who earn locally tend 

to spend locally.  

 

 

Carrum Downs–Dandenong South is Frankston’s largest local employment precinct. 
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It is accessible to all Frankston residents within 20 mins by private vehicle. (Google). 

 

Whilst relative to metropolitan Melbourne, Frankston still has far fewer young people aged 20-35, our 

decade long industrial boom has meant that Frankston school leavers don’t habitually ‘move away to 

find work”. (Frankston age profile ABS Census). 

 

Looking forward Frankston’s job growth forecasts are less optimistic.   

• Plan Melbourne expects population growth in southeastern Melbourne will average 1.8% 

year-on-year but regional job growth will languish at 0.5%.  

• Frankston City has about 35,000 (and growing, .id Statistics) young people under the age of 

19 who will require a job in the coming decade. 

 

C4GF believes it is crucial to provide local employment opportunities for this new cohort.  
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To stabilise our local job market, at current levels, Frankston will need to create a minimum of 600 

additional local jobs each year. Yet, even prior to Covid, Frankston’s local job growth was forecast 

to slow. We will not achieve this without a viable industrial land strategy to support the region’s 

manufacturers.  

 

 

 Local Frankston jobs will be scarce the future. Even prior to COVID, Frankston’s job growth was 

forecast to slow over the coming decade. (Job growth forecast as at Jan 2020, annotated to reflect 

likely COVID impact) 
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Between Carrum Downs and Dandenong is the heart of Victoria’s manufacturing industry  

 

This nationally significant industrial region is Greater Melbourne’s largest economic activity centre 

outside the Melbourne CBD inner 5km city ring.  

Over 60% of Victoria’s manufactured exports are made here. (Semma) 

 

Dandenong South NEIC is 

Melbourne’s largest economic activity 

centre beyond the 5km city ring. 

(Grattan institute) 

 

 

 

 

 

 

 

In two decades, Carrum Downs Industrial Estate has overtaken the Frankston CBD to become 

the engine room of Greater Frankston’s economy by: 

• producing over 30% of our municipality’s economic output  

• employing 8663 people  

• generating $3.65 billion in economic activity  

• and growing jobs at a rate 13 times higher than the southern region average.  

 

 

Job growth in the Carrum Downs Industrial Estate has averaged 13 times higher than the southern 

region average ABS 

 

The 494-hectare Carrum Downs & Seaford industrial precincts employs 8663 people or the 

equivalent of 1750 jobs per square kilometre. 
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Meanwhile, one-third of land in the municipality of Frankston – 4500 hectares – is green wedge 

zone, but this area only employs 200 people, equating to less than 5 jobs per square kilometre. 

These jobs are predominately in the quarries (74 jobs) and floristry sector (128 jobs).  

Frankston green wedge has few larger scale commercial agricultural operations.  

 

Carrum Downs jobs are predominately industrial including construction, design, engineering 

and advanced manufacturing. High-tech manufactures are clustering here because the available 

infrastructure.  

• Great roads,- This industrial precinct is at the crossroads of the regions arterial road network 

and this is only getting better with $1bn in road infrastructure projects currently underway. 

• The long-planned “inland port” at Dandenong (Lyndhurst) has now been given the green 

light, and a $28m federal infrastructure seeding grant. 

• Integrated supply chain with a hard industry centre at nearby Dandenong South.  

• A workforce of skilled industrial talent that transferred when the automotive industry closed. 

 

 

High-tech manufacturing businesses are clustering in Carrum Downs because the location has quality 

transport infrastructure and a skilled local workers (Google maps) 

 

 

  



 
8 

 

Let’s meet some of Carrum Down’s successful manufacturing businesses … 

Manufacturing has moved a world away from the smoke-belching production of previous centuries. 

The existing Carrum Downs Industrial Estate has become unique, innovative, employment-dense 

business cluster, and we refer you to the attached Carrum Downs Business Interviews Dossier to 

understand why this location has been so successful in growing local jobs. 

Roma Foods’ Orgran produces food that helps many 

Australians with food intolerances to live healthier, better 

lives.  

Today the Orgran brand of more than 90 vegan, wheat-free, and 

dairy-free alternative grain foods is known around the world. 

Roma exports to 75 countries and employs over 100 staff. 

Co-founder Max Buontempo is open about where the business is heading: “Without land to expand, 

companies like Roma might not always be in Carrum Downs – or even in Victoria.” 

Remedy Kombucha is offering Australians a healthy alternative to sugar saturated drinks 

Kombucha is a fizzy, fermented, slightly alcoholic tea drink 

particularly popular with young people. Sarah and Emmet Condon 

started brewing it in their kitchen seven years ago. Growing at a 

rate of over 100% a year, Remedy’s staff increased from around 

50 to over 100 last year. Now with four Carrum Downs sites within 

a kilometre of each other, Remedy had hoped to consolidate on 

one site at Carrum Downs, but have had to look elsewhere. 

Nutech Paint is helping Australia reduce its CO2 emissions.  

Three of its products are revolutionary – Nutech’s own heat-

reflecting roof paint (dubbed sunscreen for roofs); a range of 

environmentally friendly paint strippers; and a lime-based germ-

retardant paint that absorbs CO2 as it dries.  

 

Employing more than 50 people at Carrum Downs as well as 

another 20 nationally, Nutech has a growth rate of 5–10% a year (three new full-time jobs every 18 

months). With its ninth factory being built in 2020, the business has long sought a site of 3–5 acres 

(12,000–20,000 sqm or 1.2–2ha) to consolidate its production operations. 

 

Seven hectares of Frankston’s occupied industrial land in Wells Street was compulsory acquired by 

the Department of Transport in 2018 for new train stabling yards.  



 
9 

 

Despite the work of a government-funded property search advocate, none of the 7 businesses 

(collectively employing over 200 people) have yet secured an 

appropriate permanent new site in Frankston municipality. 

Four were forced to close. Frankston Concrete Products 

built a new factory in Dandenong; Sims Metals moved to 

Noble Park; and Page Bros RV have been given a temporary 

two-year reprieve “until an appropriate relocation site is 

found”. 

 

 

Carrum Downs has been a terrific Victorian growth story – but its success cannot continue 

without more industrially zoned land.  

Frankston Council’s 2018 Industrial Precinct Needs Analysis found:  

• In the next 18 months, almost half of businesses in Greater Frankston’s industrial precincts 

were currently looking to expand, and  

• while over 20% would investigate relocating as part of their expansion plan, the vast majority 

had a “preference to remain within Frankston”, provided their “expansion needs could be 

met”. 

 

However, just 20 Carrum Downs industrial blocks remain. With no land available, many manufacturing 

businesses will be forced to leave Carrum Downs – and will take their jobs with them. 

To support these businesses to grow our region’s innovative, sustainable and high-tech jobs we must 

plan for more industrial land now. 
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What is the vision for an expanded Carrum Downs industrial Precinct?   

Uniquely, Carrum Downs is positioned 30 minutes from Melbourne at the crossroads of our regional 

road network and is accessible to the Dandenong inland port at Lyndhurst. 

Next door to the Eastern Treatment Plant, the precinct also has access to its underutilised Class A 

recycled water and the potential for closed-system solar energy and biomass farming. 

Like the successful eco-industrial parks in Kalundborg (Denmark), Daven (USA) and Burnside 

(Canada), Carrum Downs has a nationally recognised industrial base in nearby Dandenong, 

established supply chains and a knowledgeable skills base that local high-tech manufacturers are 

already leveraging.  

 

 

At a time when we need action on climate change and jobs more than ever, Frankston could address 

both issues by expanding Carrum Downs Industrial Estate to create a 21st century, six-star, 

ecologically sustainable industrial park with integrated recycled water, energy and transport usage 

to benefit clean, innovative, job-dense, high-tech companies. 

Importantly, an expanded industrial estate should focus on “establishing production facilities”, 

more than factorettes, to meet the gap in the market. Developing these larger-format manufacturing 

facilities is aligned to the national “modern manufacturing” program, which was announced in early 

October.  



 
11 

 

In conjunction with Chisholm TAFE and local employment placement agencies, our organisation has 

been actively investigating the localised reinstatement of a federally funded “lean advanced 

manufacturing apprenticeship program”. 

Done well, such an industrial estate would provide high-value, high-return businesses with the chance 

to locate to a modern “green technology” park founded on circular economy principles and designed 

for sustainable innovation from its inception.  

 

Industrial land option 1: Three established golf course (inside UGB) 

Frankston Council’s Industrial Land Strategy Review, 

November 2019 – Frankston City Industrial Precincts. 

Study identified that the only large site available for an 

expanded industrial precinct inside Frankston’s UGB 

would be Long Island and/or Peninsula Kingswood 

golf courses. 

 

The three courses (Peninsula Kingswood has 36 holes) 

are publicly accessible, well-maintained conservation 

land providing an “open green space buffer” between 

the residential suburbs of Frankston North and Karingal. 

It is difficult to see how locating a new industrial precinct here is more socially or environmentally 

desirable than on a site closer to the main Carrum Downs industrial precinct. (That said, the golf 

course rezoning idea should not be discounted if it could be made to work.)  

However, the industrial land strategy did not recommend the golf club option be explored further! 

 

Industrial land option 2: North of the existing Carrum Downs Estate (outside UGB) 

Prima facie, expanding Carrum Downs Industrial 

Estate northward has the highest potential for 

economic return and job growth, with the least social 

and environmental impact. Frankston Council 

estimates that an expansion of the industrial precinct 

at this location will create 2628 permanent jobs and 

an extra $1.7 billion in Gross Regional Product. 

 

 

 

Eastern treatment plant 
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• The Carrum Downs industrial precinct is positioned at the crossroads of our region’s roads 

network, giving companies ready access to its markets and linking it to Dandenong South’s 

national innovation and employment cluster. 

• Three established freeways already run north–south past the precinct, and recent state and 

federal government commitments, totalling almost $1 billion, will upgrade the four east–west 

arterial roads. (Thompsons Rd, Lathams Rd & Hall Rd and Ballarto Rd) 

• The now approved $28m inland rail port at nearby Lyndhurst improves import and export freight 

logistics. 

• The precinct is between the Dandenong South and Carrum Downs, benefiting from established 

supply chains and skilled employees in the national employment cluster.  

• The industrial site is well away from Frankston’s residential suburbs, yet forms a major jobs hub 

accessible by road and future expanded bus services from Frankston, the Mornington 

Peninsula and Casey–Cardinia dormitory suburbs. 

• Uniquely, the site has unrestricted access to Class A recycled water (and potentially 

renewable solar energy/methane capture) from the neighbouring Eastern Treatment Plant, 

inputs that boost the appeal of this location for energy and water intensive manufacturers. 

• The land in this area is currently used for low-intensity grazing and agistment. There are no 

strategic agricultural or farming operations. 

• While the site’s mature red gum grove is recognised (and must be vigorously protected), 

Frankston Council’s 2012 biodiversity study confirmed the location has no known wildlife corridors 

or Aboriginal heritage significance. Indeed, there are already two quasi-commercial religious 

developments in the southwest corner of the land. 

• Any net loss in green wedge land could be offset with a developer contribution levy to assist in 

the protection and enhancement of other high-value Frankston conservation land, or alternatively 

“swapped” by incorporating other sites such as the golf courses or the foreshore reserve into 

Frankston’s green wedge zone. 
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Industrial land option 3. The end-of-life quarries (outside UGB) 

 

Another alternative to create more additional industrial land in Frankston is to investigate whether 

some of Frankston’s quarries, all nearing end-of-life in the next decade, could be repurposed for more 

industrial land, noting that:  

• Only the smallest quarry (at 75 Quarry Road, Langwarrin) is within Frankston’s UGB. The 

other quarries are outside the UGB. 

• The quarries may not be geologically suitable for such usage after many decades of heavy 

excavation. 

• This area is less connected to the region’s established arterial road networks, recycled water 

pipes and energy infrastructure. 

• Some quarries include areas of higher-value biodiversity and wildlife corridors that would 

need to continue to be appropriately protected. 

 

 

Our Submission:- 

The Committee for Greater Frankston advocates that this Victorian Green Wedges and Agricultural 

Land investigation give due consideration to implementing a strategic land use policy that 

leverages Carrum Downs’s unique infrastructure assets  (including its billion-dollar arterial road 

network, inland rail-freight terminal, Eastern treatment plant, manufacturing know-how and Chisholm 

TAFE- Monash University training campuses) to continue to improve Frankston’s future employment 

and economic outcomes.   

 


