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2.0 | UNDERSTANDING HADLEIGH

2.1 | Location

Hadleigh is located between Basildon 
and Southend on the A13, which forms 
the main route through the town centre. 
The A13 is an important east-west link 
through South Essex between the City of 
London and Southend/Shoeburyness.

Hadleigh is situated at the heart of the Thames 
Gateway, located upon the strategically 
important but dominating A13.  It benefits from 
a beautiful estuarine setting of marshes, hills 
and iconic castle ruins, an idyllic landscape 
which resonates with Constable’s Romantic 
depiction of 19th Century Hadleigh. 

The town is located to the east of Benfleet and 
Thundersley.  Its southern boundary is Benfleet 
Creek, whilst its northern boundary is the 
A127.  Leigh-on-Sea, in Southend Borough, 
is to the east.  Within the area defined as 
Hadleigh is the larger town of Hadleigh itself 
and the smaller settlement of Daws Heath 
that sits to the North. Two wards make up 
Hadleigh – St. James Ward and Victoria Ward. 

Hadleigh town centre sits on the A13 and is 
bound by the junction of London Road and 
Chapel Lane to the west and London Road and 
Park Chase to the east, as currently defined 
in the Council’s planning policy documents.  

The A13 becomes dual carriageway from the 
Victoria House roundabout through the town 
centre until London Road and the High Street 
converge at the eastern end of the town centre; 
this is the only dual carriageway section of the 
A13 from Sadlers Farm junction to Southend.

The A13 is the main east-west route through 
the town, forming a gyratory system with 
the northern arm (London Road) carrying 
eastbound traffic and the southern arm 
(High Street) carrying westbound traffic.

The main north-south route through the 
town centre is Rectory Road, which forms 
a junction with the A13 at the eastern end 
of the gyratory system. Rectory Road runs 
from Hadleigh town centre north towards 
the residential area of Daws Heath, where it 
forms a T-junction with Daws Heath Road.

The Church of St James the Less acts as the 
most dominant and attractive landmark in 
the town and effectively highlights its historic 
centre. The spire of the Church rises above 
the surrounding built form and helps people to 
orientate themselves within the town centre. At 
the other end of the island site formed by the 
gyratory is the old Fire Station, the three storey 
element of which acts as a local landmark 
when entering the town from the west.

Before we start planning any changes for 
Hadleigh town centre, we have looked 
at how it works now, how it came to be 
that way, and how this understanding 
can be applied to help shape its future.  

This includes understanding not only the 
physical and environmental context, but 
also the social and economic context 
and the regulatory context.  Further 
information and analysis can be found in 
the Stage One Report: Baseline analysis.

This chapter summarises the 
analysis and identifies the main 
issues and opportunities which the 
Masterplan will seek to address, and 
includes the following sections:

2.1 > Location

2.2 > The development of Hadleigh

2.3 > Hadleigh’s character  
 and environment

2.4 > Socio-economic summary

2.5 > Planning policy and guidance

2.6 > Issues in Hadleigh

2.7 > Opportunities for Hadleigh 

2.2 | The development of Hadleigh

Hadleigh, as a settlement, has been occupied 
since approximately 500 BC. ‘Hadleigh’ is a 
Saxon word and means ‘a clearing in the heath’.  
The earliest record of a ‘park’ at Hadleigh dates 
from 1234 as oaks from the area supplied the 
repairs to the Tower of London in 1272 and 
1275.  During this time, Hadleigh would have 
been a small village and most of the land in 
south-east Essex would have been woodland. 

Hadleigh is perhaps best known for the Norman, 
Grade 1 listed, St. James The Less Church in 
the centre of the town and the 13th century 
Hadleigh Castle, painted by Constable. 

In 1891, the Salvation Army bought the Castle, 
along with 800 acres of farmland at Hadleigh, 
incorporating three farms to the south of the 
village - Castle, Park and Sayers Farms. The 
land was to be used as a colony to rescue 
the poor and destitute from the squalor of 
London, train them in agriculture and general 
farming practices and then find them jobs.

Today the colony operates an employment 
training centre for people who have special 
training needs, reminiscent of the colony’s 
origins, which includes horticulture, carpentry, 
catering, office skills and estate management.  
The Salvation Army retains a strong presence 
in the town centre in the form of the Hadleigh 
Temple and a charity shop on London Road.
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1876 - Hadleigh was once a village on the ridge 
overlooking the Thames Estuary, with three primary 
junctions along the London Road and the Norman 
Church and Hadleigh Castle acting as focal points for 
the area.  The railway was extended to Southend in 
1856 but no local station was provided for Hadleigh.

1898 - From 1876 to 1898 there is clear evidence of 
planned late Victorian growth in Hadleigh, although 
this growth was not as intensive as some other local 
settlements due to the weak links with the railway.

1923 - The early period following the First World 
War up to 1923 saw the gradual development of 
the immediate town centre hinterland, particularly 
to the south of the Church around Castle Lane.

1938 - From 1923 to 1938, rapid expansion occurred 
in neighbouring Leigh-on-Sea compared with the 
fragmented growth in Hadleigh, which occurred away 
from main roads.  This was a crucial period establishing 
the planned car-based character of Hadleigh with the 
creation of the new northern arm of London Road 
which moved activity away from the old High Street.

2010 - The post war period has seen a gradual build 
out of the town’s hinterland, although green spaces still 
remain close with playing fields and greenbelt to the 
north and Hadleigh Country Park to the south. Some 
of the more modern town centre development, such as 
the Lidl store, is strongly car based and has a negative 
impact on the streetscene and townscape quality.

Hadleigh Castle, viewed from Leigh-on-Sea The development of Hadleigh from 1876 to the present day
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2.3 | Hadleigh’s character and environment

Hadleigh is well known for its two major historical 
landmarks, Hadleigh Castle, and the Church of St 
James the Less in the middle of the town centre. 
While the town centre benefits from a significant 
amount of high quality open space to the north 
and south of the town, including Hadleigh 
Country Park, the overall character is dominated 
by the A13, a number of empty sites and poor 
quality public realm which caters for the need of 
vehicles rather than pedestrians and cyclists.

The A13 forms a one-way dual carriageway 
gyratory system within the town centre 
and creates a town where the majority of 
vehicles pass through quickly rather than 
slowing down and stopping to visit. 

This one-way system forms an island within 
the town centre, within which sit a number 
of attractive and locally important buildings, 
namely St James the Less Church, the old 
Crown public House and the old Fire Station.

The quality of the public realm in the 
town is poor, with very little useful public 
open space, poor quality pathways, 
surface materials and street furniture.

The linear nature of the town centre and its 
resulting length mean that the town contains 
three distinct areas, a core of approximately 
350 metres in length with two ends.

The plans and accompanying text opposite 
show the development of Hadleigh 
from 1876 to the present day.

Historical buildings in Hadleigh 
The local area contains the following 
historically important buildings

Grade I Listed

• Hadleigh Castle - originally built around 1232)

• Church Of St James The Less - High quality 
Norman Church from middle of 12th Century)

Grade II Listed

• Milestone - London Road, 
approaching Hadleigh from east

Locally Listed Buildings

• The Castle Public House, High Street,

• The Crown Public House, High Street

• Nos. 12 and 14 High Street

• Nos. 31-33 Rectory Road

• Nos. 1-24 Florence Gardens - Florence 
Gardens Conservation Area

• Gas Lamp St. James Church, 

• War Memorial, London Road 

The core of the town centre contains the 
attractive Church of St James the Less and 
its graveyard with mature trees, located 
at the eastern end of the island site and 
surrounding high street uses such as a butchers, 
greengrocers and numerous banks which are 
predominantly located along London Road.

The two-storey buildings along London Road 
are of varying architectural quality and offer a 
good definition to the street. The Victorian row 
on the corner of London Road and Rectory 
Road adds significantly to the character of 
the town and could be greatly enhanced with 
improved shop fronts and more maintenance.

This area also contains the only ‘public space’ in 
the town centre - .an uninviting and unattractive 
traffic island, which offers some seating and 
planters and, not surprisingly, is rarely used other 
than a north-south route through the town. 

Still within this core area, the middle of the island 
site contains two-storey mixed use buildings 
which offer greater definition to the street scene, 
however this is detracted by the location of 
two car sale business on either side of the site. 
Also within this area is the Crown public house, 
currently vacant but a locally listed building 
which adds to the character of the town.

Along the southern section of the core area, 
along the High Street, is a mix of buildings, 
some of which are of good quality and help 
define the street, others such as McDonalds 
and Lidl which are shed-like buildings sat in 
space surrounded by car parking and are more 
suited to edge of town or out of town locations.

The western end of the town centre is dominated 
by Morrisons and its surface parking, which 
turns its back on the town centre, and the old 
Fire Station building and library located within 
the western end of the island site. The area 
also contains the adjacent empty Lookers site, 
significant land take for turning vehicles on the 
A13 and a number of other uses along the 
southern side of London Road and the High 
Street including the Salvation Army Hall, Fatty’s 
Bar and the Hadleigh Conservation Club.

A range of different uses are located in the 
eastern end of the town centre, including 
commercial uses such as car show rooms, 
plant hire company, tyre and MOT garage 
along with some light industrial workshops.  
However, this area also contains new infill 
residential development and independent 
shops on the south side of London Road 
between Castle Road and Park Chase.

The evening economy in Hadleigh is particularly 
limited to a small handful of businesses including 
Masa Indian restaurant, The Castle public house, 
the Ancora Italian restaurant, the Conservative 
Club and adjacent Fatty’s Bar and Latinos 
restaurant and tapas bar, as well as McDonalds.
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The eastern end of the town centre, looking east along London Road

The western end of the town centre, looking west along London Road towards Morrisons

The core of the town centre, looking east along London Road
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2.4 | Socio-economic summary

Castle Point has a population of around 
87,000 residents. 40% of the population live 
on Canvey Island, 60% live in the mainland 
towns of Benfleet, Hadleigh and Thundersley.

The population of the Borough is ageing with 
the proportion of people over the age of 65 
expected to increase to 28% by 2021. Despite 
this increase, young people (under 20 years) will 
continue to make up over 20% of the population.

Hadleigh has a population of 18,130 with 
a demographic profile fitting type 8 in the 
ACORN classification. This classification is 
indicative of well-established residential areas 
with population profile skewed towards home-
owners between 45 and 75 years old.

At 91%, Castle Point has the highest level 
of home ownership in the Country. The vast 
majority of these homes have 3+ bedrooms and 
are detached, semi-detached or bungalows. 
Property prices have consistently increased 
over the last 20 years making it difficult 
for first time buyers and locally employed 
people to enter the housing market.

In terms of household types in Hadleigh, there 
are generally fewer detached houses, fewer 
terraced houses and more flats / maisonettes 
than the borough average. The household make-
up follows this trend with fewer households with 
children: 24.8% in St James ward compared 
with 29.1% across borough, and more 
pensioner households: 14.9% in St James 
ward compared with 11.6% across borough.

In 2009, the Council ran the Chelmer Model, a 
demographic regional housing model, to help 
inform regional planning policy on housing 
numbers. This clearly indicated a need for 
homes in Castle Point emerging from the 
existing population (i.e. when there is zero 
net migration). The model also indicates 
that the proportion of economically active 
population in Castle Point is expected to 
fall significantly by around 17% by 2031.

Castle Point has the lowest job density in Essex, 
reflecting its periphery to economic centres in 
Basildon and Southend, and to London. There 
are approximately 21,000 jobs currently provided 
in Castle Point. Jobs are provided in the town 
centres and in three main employment areas 
– Charfleets Industrial Estate, Manor Trading 
Estate and Rayleigh Weir Industrial Estate. The 
employment areas are well occupied but suffer 
from poor environmental quality and decay. 

Local jobs in Castle Point are typically low 
skilled and are provided by small businesses 
that are less able to invest in high quality 
premises or training and development of 
their staff. As a result, local jobs typically pay 
on average a third less than jobs occupied 
by commuting residents of the Borough.

The emerging Core Strategy recognises 
that the current primary healthcare facilities 
in the Borough need improving, particularly 
as the pressure on these facilities is likely to 
increase as the population ages. The Primary 
Care Trust seek to resolve this situation in the 
Borough by bringing all primary care services 
together into new, purpose built centres.  

The emerging Core Strategy states that one 
of these centres could be in Hadleigh.

2.5 | Planning policy and guidance

National Planning Policy

There is a wide range of national planning 
documents that are known as Planning Policy 
Statements and Planning Policy Guidance Notes 
which are relevant to the Hadleigh Masterplan, 
in particular PPS1, PPS3, PPS4 and PPG13:

Planning Policy Statement 1: Sustainable 
Communities (PPS1) puts sustainable 
development at the heart of national planning 
guidance. The supplement to PPS1 on 
climate change also seeks to minimise 
impacts of development on the environment, 
in particular minimising carbon emissions 
and designing development to adapt to 
and mitigate against climate change.

Planning Policy Statement 3: Housing (PPS3) 
seeks to maximise development potential 
on brownfield sites in areas with good 
transport links and particularly encourages 
housing as part of mixed use developments 
to create sustainable communities.

Planning Policy Statement 4: Planning for 
Sustainable Economic Growth (PPS4) sets 
out the Government’s policy on planning for 
the future of town centres. It emphasises 
the role of the planning system in facilitating 
and promoting sustainable and inclusive 
patterns of development, including the 
creation of vital and viable town centres. 

Planning Policy Guidance 13: Transport (PPG13) 
was first published in 2001 and updated in 
January 2011.  It sets out the Government’s 
policy on transport and seeks to promote more 
sustainable choices, promote accessibility to 
jobs, shopping, leisure facilities and services 
by public transport, walking and cycling and 
reduce the need to travel, especially by car.

Regional Planning Policy

The Regional Spatial Strategy relevant to Castle 
Point is the East of England Plan.  However, all 
Regional Spatial Strategies in the UK, including 
the East of England Plan, are currently being 
revoked as part of changes to the national 
planning system.  Work to underpin the East 
of England Plan, however, has proved useful 
in developing the Council’s emerging Core 
Strategy (see below), and it has also helped 
to establish a framework for sub-regional 
working in the Thames Gateway South Essex, 
identifying a shared ambition for regeneration.

Local Planning Policy - Core Strategy

The Core Strategy will be the main document 
in the Castle Point Local Development 
Framework. It will set out the overall strategy for 
development in the borough up until 2026 and 
will determine how employment, housing and 
infrastructure requirements will be achieved.


