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LET'S TALK ABOUT SELBY URBAN VILLAGE!

Haringey Council and the Selby Trust are working in partnership to 
develop our joint vision for the existing Selby Centre and Bull Lane sites. 

This vision is to create a new Selby Urban Village, made up of new 
homes, including council homes, new sporting facilities, a new park and 
a new Selby Centre, which will be at the heart of the new community.

At our first round of engagement activities, we presented some initial 
ideas for the new Selby Centre, sports, the park, homes and the 
masterplan. Thank you for taking the time to look at the information 
and give us your views. We have used your feedback to develop a series 
of design approaches that we would like to present.

PUBLIC ENGAGEMENT #2
WELCOME TO OUR SECOND ROUND OF 
ENGAGEMENT ACTIVITIES

WHAT THE PROJECT AIMS TO DELIVER

NEW HOMES
Ambition to build 
around 200 new 

much needed homes 
for Haringey and for 
London with a target 
of 50% being council 

homes at council rents.

COMMUNITY 
FIRST

To deliver a new and 
modern home for the 
Selby Centre and the 

organisations that 
operate from there.

SPORT AND 
RECREATION

To deliver high quality, 
accessible and affordable 
sports and recreational 
facilities on Bull Lane 

Playing Fields that 
respond to local need.

CONNECTIVITY
To create a connected and 

integrated community 
through new foot and 

cycle routes that increase 
access to local amenities 

and green spaces.

SUSTAINABILITY
The project will be 

both environmentally & 
financially sustainable, 
to bring forward homes 
and a Selby Centre that 
are affordable to run.

What is a masterplan? A masterplan is an overall 
vision for the site that brings together the various 
elements such as homes, the park and community 
facilities into a co-ordinated plan.
What is a masterplan principle? These are ideas 
or strategies that will inform the masterplan options 
developed in the coming months.

*HOW WE HAVE ORGANISED THE INFORMATION

The information included is based on the masterplan principles we presented 
last time. For each principle, we have shown how the new development will 
fulfill each of the statements through a range of approaches which we would 
like feedback on.

Board 1
Intro to 
Selby 
Urban 
Village

Board 2
Responses 

and the 
existing 

site

Board 3
Tying 

into the 
surrounding 

context

Board 4-5
Drawing 

in the 
wider 

community

Board 6
Selby at 

the heart 
of the 
urban 
village

Board 7
A sensitive 

building 
heights 
strategy

Board 
8-9

Bringing 
life to the 

park

Board 10
Other 

comments 
and next 

steps



Additional comments Assets identified last time Issues identified last time
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PUBLIC ENGAGEMENT #2
WHO HAVE WE SPOKEN TO AND WHAT DID 
WE LEARN? 

Lovely mature trees 
on Bull Lane.

Lots of rubbish around 
the edges of the park.

The path is not lit and 
feels unsafe after dark.

Its hard to play sports 
as the ground is uneven.

The entrance to the 
Selby could be clearer.

The Selby garden is 
great in the summer!

Lots of biodiversity and 
ecology in the scrub.

The roads are dead ends 
and could be extended.

There are security issues 
and anti-social behaviour.

There are many great 
services and facilities 
at the Selby.

Not aware the Selby Centre 
existed - I’ve lived here for years! 

Bring back sports facilities 
and playing fields.

Very little 
outdoor seating 
or covered areas.

3
OTHER
USERS

During the first round of engagement activities, we were able to 
speak to a wide range of community members through a variety 
of formats from in-person to online. The feedback gained has 
helped with our understanding of the site and shaped emerging 
design approaches.

Over 90% of respondents agreed or strongly agreed with the 
assets and issues identified last time which are shown on the 
map below. We have also included some of your additional 
comments about the existing site in pink.

68
LOCAL 

RESIDENTS

4
SELBY CENTRE

LICENSEES

More advertising of 
the Selby Centre in the 
area.

This is a historic part 
of Tottenham.

Poor lighting 
in general!

Its not clear what facilities 
are in the Selby Centre and 
how welcome the public is.

The blackberry bushes 
are lovely in summer!



5 mins to
Weir Hall Allotments

15 mins to
Wilbury Primary School 23 mins to the

Fore Street

15 mins to
North Middlesex 

University Hospital

22 mins to
Silver Street Station

20 mins to
Pymmes Park

5 mins to
Devonshire Primary

9 mins to
White Hart Lane 
Station

12 mins to the 
High Road

12 mins to
Bruce Castle Park 
and Museum

12 mins to 
Stadium

Bull Lane
Playing Fields

Tottenham 
Cemetery

12 mins to
Bruce Castle Park 
and Museum

            A406  

6 mins to
Haringey 
Sixth Form 
College3 mins 318 

bus stops

Potential link 
via new 
footbridge to 
High Road

10 mins to
London 
Academy 
Tottenham

We are exploring improvements to 
Bull Lane to make it more cycle and 
pedestrian friendly through dedicated 
lanes and wider pavements.

We are exploring working with a 
local gardening club to improve 
the greenway through lighting, 
growing and a defined path.
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PUBLIC ENGAGEMENT #2
HOW WE PROPOSE TO MAKE LINKS 
TO LOCAL AMENITIES AND TIE INTO 
SURROUNDING STREETS

Over 80% of respondents agreed or strongly agreed with the 
principle of making links to local amenities and tying into 
surrounding streets. 

Make links to local amenities

44%

38%
13%

1%

4%

3%

4%

Tie into surrounding streets

43%

40% 10%
Connecting into the local area and street network will 
improve the site’s accessibility and the neighbourhood's 
access to nearby local amenities such as shops, parks and 
schools.
 
The map below highlights key local destinations that the 
new development will help connect. We have included 
some of the ideas we are exploring directly around the 
Selby Centre site. 

Schools & colleges HealthcareParks & green space High street & shops

We are exploring tying into 
and extending Selby Road 
providing a focal point at the 
entrance of the site.

Strongly agree
Agree
Neither agree
or disagree

Disagree
Strongly disagree



There are many ways the new Selby Centre 
could be designed to be open, inviting 
and welcoming. During the last round 
of engagement, we asked attendees to 
choose what community activities could be 
included in the new building. 

Respondents’ top 4 priorities for the 
new Selby Centre:

WHAT WILL THE FUTURE SELBY 
CENTRE LOOK LIKE ? 
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PUBLIC ENGAGEMENT #2
HOW WE PROPOSE TO DRAW IN THE 
WIDER COMMUNITY

A place where we 
can network. 

This part of north 
Tottenham really lacks 
indoor & outdoor spaces.

89% of respondents agreed or strongly agreed with the principle of 
drawing in the wider community.

At the last round of engagement activities we presented how clear foot and cycle 
routes along with signage would draw in the wider community and ensure the 
new urban village is a thriving neighborhood throughout the day and evening. 
Currently, the Selby Centre is isolated and closed off. Having spoken to Selby 
Centre licensees and staff, we also think a key part of drawing people in is by 
designing an open, inviting and welcoming new Selby Centre.

Young children & adults 
need more to do.
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  5%

Selby with an atrium was the most 
popular design concept with 47% of 
respondents choosing this design concept 
for the new building.

An all-weather non 
commercial space is hard 
to find in the borough.

Opportunities for local 
business and non-
disruptive socialising in 
the atrium.

A bike workshop is great 
in encouraging cycling 
for residents.

51%
38%

7%

1% 3%

34%

19%

47%

Strongly agree
Agree
Neither agree
or disagree

Disagree
Strongly disagree

Selby with an 
atrium

Selby with a 
private courtyard

Selby as part of a 
block

Community cafe 
with a view

  6%
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Community 
library

Sociable
spaces

A roof
garden



THERE ARE FOUR KEY WAYS IN WHICH THE NEW URBAN VILLAGE WILL 
DRAW IN THE WIDER COMMUNITY. THESE ARE:

Clear foot and cycle routes

This means ensuring that the new development has clear 
pedestrian and cycle routes that run both north-south 
and east-west to connect the new neighbourhood with its 
surroundings.

Indoor and outdoor sports

The provision of upgraded indoor sports facilities as 
well as outdoor pitches and courts will mean that the 
neighbourhood transforms into a hub for sporting and leisure 
activity drawing in people from the local area.

An improved park

Open, green spaces have always played a vital role within our 
city’s and have provided great respite during the pandemic. 
By transforming Bull Lane Playing Fields into a well-used 
and safe park, it has the potential to become a place that is 
vibrant 7 days a week.

An open and inviting Selby Centre

The current centre, although a community asset, is quite 
closed off making the centre difficult to find. The new centre 
will be more prominent, open, and better signposted to 
activities across the site. This will encourage people to visit 
and more easily access the Selby Centre’s facilities. 
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PUBLIC ENGAGEMENT #2
HOW WE PROPOSE TO DRAW IN THE 
WIDER COMMUNITY



APPROACH 3
Selby Centre on the park front

APPROACH 2
Selby Centre on the southern edge facing Dalbys 
Crescent

APPROACH 1
Selby Centre in Bull Lane Playing Fields

PUBLIC ENGAGEMENT #2
HOW WE PROPOSE TO PUT THE SELBY 
CENTRE AT THE HEART OF THE URBAN 
VILLAGE 6

73% of respondents agreed or strongly 
agreed with the principle of putting the 
new Selby Centre at the heart of the 
urban village.

We are currently exploring three approaches 
to the new Selby Centre's position on the site, 
influenced by our ambition to put it at the 
heart of the urban village, but also by phasing 
so we can minimise disruption to existing 
organisations at the centre.

• The Selby Centre has park views and is visible from Bull 
Lane.

• The building has a close relationship with the sports hall.

• The Selby Centre is not directly visible from Selby Road to 
the south.

46%

27%

14%

6%
7%

Strongly agree
Agree
Neither agree
or disagree

Disagree
Strongly disagree

• The Selby Centre has park views, is visible from Bull Lane 
and has a very close relationship with the sports hall. 

• By placing the Selby Centre in the park, more homes 
(including council homes) can be delivered on the rest of 
the site. 

• The Selby Centre would be built upon some of the existing 
hardstanding in the playing fields.

• The Selby Centre is located close to the existing community 
and residential neighbourhood.

• The building is very visible from Selby Road.

• The Selby Centre is far away from the playing fields.

• New housing can front onto the park edge.



We are exploring low rise buildings 
on this southern edge of the site 
to minimise impact on Dalbys 
Crescent residents.

We are exploring medium-rise 
buildings in these areas to respond 
sensitively to the school playing field 
and homes on Trafalgar Avenue. 

We are exploring taller 
buildings on this corner of 
the site on the park-front 
to minimise impact on the 
surrounding neighbourhood.

SUN
PATH

PUBLIC ENGAGEMENT #2
HOW WE PROPOSE TO ENSURE A 
SENSITIVE MASSING STRATEGY 7

67% of respondents agreed or strongly agreed with the principle of a 
sensitive massing (building heights) strategy.

Placing the new Selby Centre on different areas of the site (as outlined on Board 
6) results in different building heights for the residential blocks as there is less or 
more space available for housing. Below is an illustrative map showing where low, 
medium and high building heights will be placed on the site. We think a balance 
must be struck between providing the much needed homes, including council ones, 
on the site and responding sensitively to the surrounding context.

83% of respondents agree with the principles for housing we presented at the 
last round of public engagement activities.

39%

28%

27%

4%

7%

45%

37%

8%

7%

3%

Strongly agree
Agree
Neither agree
or disagree

Disagree
Strongly disagree

The principles presented include: 

• Pedestrian-friendly streets
• A wide variety of homes

• Lively communal spaces
• Generous balconies and gardens

• Bright and airy living spaces 
• Low energy homes



60%
33%

4%

PUBLIC ENGAGEMENT #2
HOW WE PROPOSE TO BRING LIFE
TO THE PARK 8

43% of respondents collectively 
placed adventure play, quiet 
seating areas and a network of 
paths as their top priorities for the 
park.

93% of respondents agreed or strongly agreed with the principle of 
bringing life to the park.

We think the best way to bring life to Bull Lane playing fields is by providing a range 
of activities, sports and recreational facilities to this green space to encourage its 
use by the local community.

84% of respondents agree or 
strongly agree with the indoor 

sports facilities proposed.

85% of respondents agree or strongly 
agree with the outdoor sports facilities 
proposed.

As a reminder, these include a full-size 3G football 
pitch, a cricket pitch, 2 junior grass football 
pitches and a basketball court.

Please think about the 
disabled, elderly and 
intersex sports people.

Need good sport facilities 
to drive usage balanced by 
quiet/ecological areas.
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WHAT DO YOU THINK MAKES A GOOD PARK?

Events a
rea

Child-centred & 
educational. 

Strongly agree
Agree
Neither agree
or disagree

Disagree
Strongly disagree

3%

42%

42%

12%

1% 3%

42%

43%

10%

3%
1%

It’s really important to 
keep some wild in the park.

Water play would be a 
stand out feature.  

7% 8% 5%

6%

A netball court to 
encourage more local 
girls and women to play.

   Frequent concerns: 
   - Cost
   - Accessibility
   - Need to maintain   
     existing green space
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Based on the feedback, we have developed some initial ideas 
for Bull Lane Playing Fields (pictured opposite). Below is an 
illustrative aerial view of some of the things the park could 
include to bring together sports, recreation and leisure.

Playable water features and 
ecological areas for all ages 
to enjoy.

A publicly accessible outdoor 
gym to support exercise and 
active lifestyles.

Community growing areas with 
planters for fruits, vegetables and 
flowers.

An outdoor covered basketball 
court next to the 3G pitch and 
sports hall.

A multi-use plaza that can hold 
outdoor events for the Selby 
Centre and temporary parking.

Adventure play for children of all 
ages within nature and ecology.

A network of paths for walking, 
cycling or running.

A landscaped mound for 
watching sports, having a picnic 
or enjoying the sunshine.

A sports building set within 
the park landscape.

PUBLIC ENGAGEMENT #2
HOW WE PROPOSE TO BRING LIFE
TO THE PARK



PUBLIC ENGAGEMENT #2
ADDITIONAL COMMENTS AND
NEXT STEPS 10

AUTUMN
2020

WINTER
2020/21

SPRING
2021

SUMMER
2021

PUBLIC 
ENGAGEMENT

#1
PUBLIC 

ENGAGEMENT

#2
PREFERRED 

MASTERPLAN 
SELECTED

PUBLIC 
ENGAGEMENT

#3
PLANNING

SUBMISSION

1:1 MEETINGS AND DESIGN WORKSHOPS WITH FOCUS GROUPS

INITIAL IDEAS &
MASTERPLAN PRINCIPLES

PRESENT FEEDBACK &
MASTERPLAN IDEAS

PRESENT
PREFERRED MASTERPLAN

INCORPORATE FEEDBACK 
INTO DESIGNS

INCORPORATE FEEDBACK INTO DESIGNS & 
DEVELOP DETAILED DESIGN PROPOSALS

We really value your comments and have included some from the last round of engagement activities 
below. Where we have not been able to integrate your feedback, we have given a short explanation. 

The council are 
currently undergoing 
viability assessments 
with the ambition to 
achieve this target and 
will remain a priority 
throughout the process.

All sports buildings will 
be designed to Sports 
England standards with 
inclusivity and accessibility 
a priority for the design 
team.

WHAT HAPPENS NEXT?

Reproviding all the car parking 
would not be in line with council 
policy around promoting 
sustainable journeys. Some of 
the parking will be reprovided 
to ensure the facilities remain 
accessible and we are currently 
working with the Selby Centre to 
agree an appropriate number. The project will 

work with existing 
community groups 
to provide growing 
areas so this would be 
the best way to get 
involved. Allotments 
function under a 
separate system that 
we are unable to alter 
or intervene with.

Unfortunately 
swimming pools 
would not be 
achievable within 
the scope of 
the project. The 
nearest public 
pool is Tottenham 
Leisure Centre.

We understand that 
safety in the park is a 
major concern. Whilst 
police presence is one 
way of increasing 
security, we hope 
that upgrading the 
park, introducing 
activity & installing 
lighting will deter 
anti-social behaviour. 

This is an important 
consideration for the design 
team. In terms of arrangement 
on the site, noisy uses such as 
the community hall and 3G 
pitch will wherever possible be 
placed far away from homes. 
In addition, we will use new 
technologies to ensure buildings 
are acoustically secure.

We will not be able to 
deliver new fencing as part 
of this project but we can 
work with residents to see 
what kind of landscaping 
we can provide on these 
edges that will make the 
back gardens feel safer 
and more secure.

We will work with the 
council's parks teams to 
see if it is possible to deliver 
some well-designed public 
toilets in Bull Lane Playing 
Field. This will include 
determining whether park 
users are free to use the 
sports hall toilets.

We understand that the park is an important 
community asset. Whilst there will be no housing on 
the park, we are currently exploring options for the 
new Selby Centre and sports hall to be located in the 
park for easy access to the outdoor sports facilities.

W
E 

ARE HERE!

Would an indoor or 
outdoor swimming 
pool be possible?

In summer people 
smoke drugs on 
field. Some police 
patrol would make 
it safer for the 
community. 

I do some work for Sports England - their 
accessibility regs are a minimum, not a 
standard to aspire to. Please think about 
the disabled, elderly and intersex.

Please don’t remove the car 
park. It is already an issue 
for when there are events.

Will the amount of 
council housing actually 
end up being 50%?

Efforts should be made to 
protect residents from noise: 
from other plots, local roads 
or outdoor spaces.

Stronger and higher fence 
around the back of the 
houses on Amersham 
Avenue and Barclay road.

I am desperate for an 
allotment & have been 
waiting for over two years. 
Will existing residents be a 
priority? 

Provide well-managed vandalproof 
toilets. In areas of high social 
deprivation public lavatories in the UK 
tend to be very sad. They are vital.

Please clear and upgrade 
it. Do not build upon it. We 
need this space.


