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Tall building experience
Residential projects
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The legislation 
Implementation and timeline

The legislation

▪ Feb 2023 – Mayor requires buildings 
over 30m to have two stairs.

▪ March 2024 – Part B updated to 
require second stair in buildings 
over 18m.

▪ 30 September 2026 – Legislation 
comes into effect nationwide.



Understanding the impact
The reason behind the research

Background
▪ Clients asking about the impact of a second stair on efficiency and build costs prior to the 

additional legislative changes.

Aim and objectives
▪ Understanding the impact on residential tall building design.
▪ How can we optimise design to mitigate loss of efficiencies and help maximise values?
▪ Implications on construction costs and returns (sales values).

Basis
▪ London-centric
▪ Private sales residential developments. 
▪ Study looks at the impact of a second stair, including the additional requirements of Part B and 

London Plan associated with the introduction of the second stair.
▪ Research based on a selection of residential tall building projects.



Impact of a second stair
Key points

Impact on design
▪ Impact on areas and associated loss of NIA/NSA.

▪ Reduction in typical efficiencies for tall residential 
buildings.

▪ Impact on residential layouts and mix.

▪ Increased construction costs.



Typical residential floor plan
Areas and efficiencies
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Realigning the efficiency
Adjusting the mix



Realigning the efficiency
Indicative build cost Vs value

The challenge

▪ To recover additional build cost of second stair and additional GIA.
▪ To recover loss of NIA value. 

Optimal response

▪ Increase floorplate size where site constraints / planning allow to maintain NIA to GIA relationship, 
i.e. 74%.

▪ Adjust unit mix / number of units to ensure no oversized units.

Approach to assessing impact
▪ ‘Per Floor’ basis of comparison of indicative build costs and added value.
▪ Net Value gain exclude any other development costs incurred e.g. professional fees, additional CIL 

payments etc.



Realigning the efficiency
Indicative build cost Vs value



Impact on cost and return
Build cost Vs sales return Vs net value gain (per floor)



▪ A second stair is mandatory in all tall residential buildings.

▪ Project viability is still linked to efficiency, and an 
additional stair reduces efficiency by circa 2% - 3%.

▪ The impact of a second stair is addressed by enlarging 
the building footprint by approximately 11% to return to 
pre-second stair efficiencies.

▪ Increased GIA increases NIA and net sales area.

▪ Additional NSA can more than offset the additional 
construction and fit-out cost (at the right sales price 
levels).

▪ Increased NIA provides more flexibility in the design and 
variety in the unit mix.

The impact of a second stair
To conclude



Thank you
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