Liverpool Street Station redevelopment delayed again as heritage and environmental concerns mount
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Network Rail’s ambitious redevelopment of Liverpool Street Station, the busiest station in the UK, has hit another delay. A decision on the £1 billion scheme, initially expected by the end of this year from the City of London Corporation, has now been postponed until 2026 due to the need for further public consultation prompted by the submission of additional details to the planning application.
The revised plans, which replace an earlier controversial proposal, feature a scaled-back tower design. Originally conceived as a 21-storey skyscraper designed by Herzog & de Meuron in partnership with developer Sellar, the initial plan drew over 2,000 objections, many criticising the impact on the historic Grade II*-listed Andaz Hotel and the station’s heritage. Consequently, Network Rail scrapped that design, dropped Sellar and Herzog & de Meuron, and enlisted Acme Architects to draw up a new scheme.
The current proposal involves a 19-storey mixed-use tower, reduced by around 11 metres in height to 97 metres, moved away from the hotel frontage, and includes redesigns to entrances and surrounding landscaping, including areas around the Kindertransport Statue. While Historic England, a key heritage watchdog, tempered its original opposition by describing the new application as a "significant improvement," it still flagged a "high level of harm" to heritage assets. More than 2,100 objections remain on record, alongside over 1,000 expressions of support, reflecting continued division over the project’s impact on the station’s historic fabric and London’s skyline.
Local authorities and heritage groups have intensified their critique of the plans. The Victorian Society branded the redevelopment a "billion pound gamble" and criticised the scheme for failing to adequately address concerns raised by thousands of objectors. Westminster City Council has warned about potential effects on iconic views, including those of St Paul’s Cathedral. Historic Buildings & Places, a conservation charity, supports the public campaign to halt the redevelopment, arguing the scheme would cause "substantial harm" to the station, its remarkable trainshed, and the designated Conservation Area.
Environmental considerations have also come to the fore. A coalition of campaigners is calling for the scheme to be rejected on sustainability grounds, arguing that it fails to meet “net zero” targets essential for London’s climate commitments. The environmental critique adds another layer of complexity to the project, which Network Rail insists will not result in costs to passengers or taxpayers and remains confident it can be delivered successfully.
Technical and financial viability concerns have further complicated the redevelopment’s outlook. A report by JLL, commissioned as part of the planning process, concluded that the scheme is "not technically viable" due to insufficient surplus income after accounting for the costs of station improvements. JLL noted, however, that the project remains at an early stage, and that the cyclical nature of the City office market may influence future development and viability once planning consent is secured.
Network Rail has emphasised its commitment to the project, highlighting recent additions to the application, which include enhanced analysis of transport connections following engagement with Transport for London and the City of London’s Highways team. The revisions also aim to improve landscaping and level access with the adjacent development at 1 Appold Street. These updates triggered the requirement for renewed public consultation, necessitating further scrutiny before a final decision can be made.
The Liverpool Street Station redevelopment remains a high-profile and contested project that embodies the tension between modernisation and heritage preservation in London’s rapidly evolving urban landscape. As the consultation process reopens and the decision deadline moves to 2026, stakeholders from heritage bodies, local authorities, environmental groups, and the public continue to weigh the future of this iconic transport hub.
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