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Studio Three Architects is pleased to present this Design
and Access Statement for the Keys Court Arcade Pavilion,
Liverpool ONE.

This statement seeks to address the requirements

for design and access statements set out in the Town

and Country Planning (Development Management
Procedure)(England) Order 2010 (DMPQ). It accords
with the guidance contained in Circular 01/06 and CABE
Guidance issued in June 2006.

Studio Three were appointed by Liverpool ONE in 201 |
to begin to look at why the units in Keys Court were not
delivering for retailers, with a resulting under achievement
in terms of lets.

The scheme presented in this document represents a
deliverable and elegant solution for a key entry point to
this flagship development.

1.0 INTRODUCTION .
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2.1 LOCATION
LORD STREET

Site 8 (Keys Court) forms one of the significant
thresholds to Liverpool ONE — connecting the traditional
retail environment of Church Street (with key stores such
as Marks & Spencer and Primark) to the newly formed
arcades within Peter's Lane and College and Manesty’s
Lane beyond.

DERBY SQUARE

13D below

Designed by Greig Stephenson Architects as part of the
wider “Paradise Street" development in 2006, the building
and arcade are read in conjunction with Sites |, 7 and 7a
designed by Dixon & Jones, Haworth Tompkins and Brock
Carmichael respectively.
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4.3.3 The Building in the Yard
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Church Yard cross secbon

Following discussions with Grosvenor and comments from LCC, it was decided to develop a new concept of an individual building within the Courtyard. its pro-
portions and architectural language, with a potential habitable first floor, will provide a significant presence in the space. A competition involving an artist is also a

possibility.
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2.2 BACKGROUND

The principle of establishing a building in the courtyard
was referenced in the planning application information
prepared by G&S (reference 4.3.3 P18 Design &

Access Statement - opposite). This scheme design was
subsequently completed by FAT architects with designs for
a two storey pavilion as built.

2.0 ASSESSMENT of SITE .
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@ @% H | @ 2.3 EXISTING PLANS
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2.3 EXISTING ELEVATIONS
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2.4 EVALUATION OF THE CURRENT PAVILION
2.4.1 GLAZING PATTERN

Although interesting in plan form, the nature of the
"zig-zag"' glazing employed on the key elevation provides
a confusing shop front. It is difficult to understand the
spaces beyond the glass or to locate the entrances to
units. Because the angle of the glazing reflects movement
within the arcade, it is also difficult to see through past
reflections into any display.

2.4.2TILING

The complex, reflective and brightly coloured tiled
elevations although effective as a motif in elevation simply
add to the visual confusion of the structure. Retailers
cannot easily provide signage that makes an impact
without going over the top in terms of colour and scale
— the nature of the background is such that nothing could
complement it whilst also providing a graphic identity. The
tiling has also failed at multiple locations — probably as a
result of differential movement.

2.0 ASSESSMENT of SITE .
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2.4.3 UPPER FLOOR

Although on paper the use If an upper floor provides an
additional 45sgm of net space, this comes at the cost of
vertical circulation. The loss of usable ground floor space
in the end unit is approximately 30%.The upper floor

is also not a desirable space — it has no aspect and the
narrowness of the unit is accentuated by the loss of space
for the staircase and lift. The proximity of the decorative
pattern to the glazed roof of the arcade is also an
uncomfortable relationship, preventing some natural light
from reaching the ground floor.

2.4.4 SOLIDITY OF THE FORM

The existing pavilion is effectively a solid fagade for the
first 6.5m from the Church St access. This is adjacent to
the solid 6.5m of the service area — leaving a long element
without animation.

2.0 ASSESSMENT of SITE .
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A The key factor behind the original brief for a pavilion

within the Keys Court Arcade was to help act (as with
other smaller pavilions around Liverpool ONE) as a
contrast to the larger retail units that make up the
majority of space in the development. Smaller retail spaces
allow a greater diversity of franchises or independent
retailers: opportunities which in turn add to the quality

of the offer at Liverpool ONE. The 2008 recession has
further added value and importance to the provision of
smaller spaces alongside the larger footprints, with a shift
in retail patterns witnessed across the country.
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4.1 CONCEPT

Two simple single storey units installed as a new “piece of
furniture” within the room of the courtyard.

High quality finishes and an attention to clear and crisp

detailing will respond to the boutique nature of desired
retailers.

4.0 DESIGN PRINCIPLES & Far=re=
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T AT AT —~ 4.2 PRINCIPLES

-
proportioned grid from this existing frame. Becau

42.1 To re-use as much structure as Domm_c_m_?,_m
is important not just for economic and m:<,_833m3§
reasons, but for the physical restrictions on imposing o
supporting structure to the basement of the arcade ~
which is now a fully functioning retail space.The existing
_ pavilion did not follow the structural grid as set out by
_ | the arcade, resulting in new structure imposed in the
I _ | basement ceiling to connect to the loads from the new
-_ __ structure.

T ‘. n_
This design has managed to create a simply orde - mﬂ
se O

not

Tl

] B e
i s ey AN the positions of the existing steel, the new scheme 15
= . truly symmetrical at the entrances, but the 2 key shoP

= - ‘ 8 fronts are the same. Cross bracing will be removed at ﬁ_jm
= o church street end, to open up the unit (connections will
| _ be stiffened to make up for this loss).

f _
%’ Tl _\|\ The height of the pavilion relates to the void formed bY

i the structural glazed openings of the arcade onnom:m..ﬂ:m
T height of the top flashing is lower than the frieze band o1
4 the arcade - retaining a hierarchy within the space.
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EEYS SHUAT ARCADE 4.2.2 TO MAKE A SINGLE STOREY PAVILION

A One of the key failures of the existing space is the lack of
interest in the upper floor. There are no key views here

. _ (either to or from the space) and no other environmental

|_ / e / _ " reasons to be upstairs. Retailers have expressed a desire

— il for simple single storey spaces — especially important for
baricn & mc soem
=}

small operations that are lightly staffed and serviced.

O-}——  The proposed single storey units are larger than the

o o o 4 44 current ground floor units with simple rectilinear plans
o O allowing for a straightforward tenant fit out.

. ~_ L 4.2.3 TO MAKE THE RETAIL SPACES MORE
/ : ACCESSIBLE

At the moment the retail spaces are undefined — the
"zig"'zag" glazing causes a disconnection between the

W
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inside and outside of the units, i.e. it is difficult to read

| I where a unit starts and stops and the reflections make it
| _ difficult to see inside from the arcade. Blade signs, whilst
e i poorly executed, became necessary to at least provide
! some visibility. The outward opening doors are also
difficult to operate because of safety concerns within
the arcade — doors tend to propped open in an ad hoc
manner.
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This scheme provides a clear definition of the 2 units with
a subtle but clear signage zone (where tenant signs will be
subject to further approvals and guidelines) and a defined
and framed shop front for each. It is clear where the
entrances are.

4.0 DESIGN PRINCIPLES & CONCEPT .
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4.2.4 PROVIDE A MORE NEUTRAL SETTING

The glazed tiles provided sculptural interest for the
elevations; however from a retail point of view further add
to the visual noise that clashes with brand marketing.

The use of a muted palette in the new scheme acts as a
frame rather than filler, allowing the displays within the
glazed sections to take the attention of the shopper.

4.2.5 MAINTAIN A SEPARATE IDENTITY TO THE
ENCLOSURE OF THE ARCADE

The existing arcade (as designed by G&S) was a study into
extending the language of the Church Street elevation.

This scheme does not try and replicate the materials and
grid of the arcade. Instead, the scheme has been designed
to read as a high quality piece of furniture installed in the
space — sat within but not quite attached.The heights of
glazing do not directly correspond to those opposite, but
there is a nod towards the necessary hierarchy of detailing
within the space. Using high quality hardwood to provide
solid framing around the shop fronts is a nod to timber
arcade units found in other locations.

4.0 DESIGN PRINCIPLES & ﬂOZﬁm_ﬁ..
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APPENDIX B - VISUALS




