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                                         Holly Lodge Estate
 
The whole of the ancient parish of St. Pancras belonged to the Canons of the 
Cathedral Church of St. Paul, London. The estate was divided into Manors and the 
land leased to provide the livelihood for the canons of the cathedral. The Holly 
Lodge Estate is bounded by Highgate West Hill, South Grove and Swains Lane 
and historically this land lay in the Manor of Cantlowes. Although some land 
became freehold at an early date and could be bought and sold without restriction  
most of the Cantlowes Manor land in Highgate remained copyhold. The court 
records contain land transactions into the nineteenth century. Tracing land 
ownership from secondary sources is a difficult matter. It is hard to know how the 
individual pieces of land were held whether as freehold or copyhold. The copyhold 
rules of the manor court contributed to a volatile land market as land could only be 
passed on three times without permission from the court. Vicinity to the city of 
London meant that fortunes were won and lost and land was accumulated and 
dispersed. The owners of Holly Lodge extended their estate with both freehold and 
copyhold land. Their house was leased until the copyhold was transferred to 
Baroness Burdett Coutts  in 1870.   

The maps below (1,2 and 3) show the shifting pattern of land ownership in the 
area. (John Richardson, ‘Highgate it’s History since the Fifteenth Century.’) From 
the sixteenth century a few aristocrats, some gentry and even more city merchants 
built or occupied country houses in Highgate. The Blake family who dealt in wine 
and drapery bought the Old Hall, the banqueting House, Dorchester House and 
numbers 81-82 Highgate West Hill in 1675. 

                                 
                                Map 1   The Blake Estate 

The Old Hall and its land was the remains of the Arundel Estate, which extended 
towards Parliament Hill Fields.  



�2
Sir William Ashurst, mercer, bought part of the Old Hall and the Banqueting House 
from the Blakes in 1682. Sir William Ashurst was Lord Mayor of London between 
1693 and 1694 and director of the Bank of England. He died in 1720 and his house 
and land gradually fell into disrepair and the estate was sold. 

    
Map 2    The Ashurst Estate               Seat of Sir William Ashurst of Highgate 

The Church of England purchased the Eastern part of the estate land, and 
demolished the Ashurst dilapidated manor house and built St. Michael's on its site. 
The estate's formal gardens were allowed to lie fallow until the newly formed 
London Cemetery Company secured the overgrown orchard and park land for 
development in 1836 and Highgate cemetery opened there in 1839. 

The Coutts Estate

                               
                           Map 3      The Coutts Estate        
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The North West corner of the estate (outside the Ashurst Estate land,) was 
purchased by Robert Osbaldson in 1712. He owned 81 to 84 Highgate West Hill 
also the House further down West Hill (later called Holly House Academy) along 
with 13 acres of fields to the south, which extended as far as present-day Hillway 
and Oakeshott Avenue. (This land had once been part of the Cholmeley 
landholdings in Highgate.) His Estate descended to the Cooke family and they 
employed George Smart to build Holly Terrace. Holly Lodge Villa was also built by 
Smart below Holly Terrace (now the site of numbers 2 and 3 Holly Lodge Gardens) 
and the thirteen acres mentioned above formed its grounds. The house was let to 
Sir Henry Tempest in 1808. Tempest in turn sublet the house in 1809 to the 
beautiful, captivating young actress, Harriot Mellon, the mistress of Thomas Coutts, 
the elderly banker. (area marked pink on the map.) 

The Ashurst Estate farmland was sold by the descendants of William Ashurst to 
Thomas Bromwich, paper merchant, of South Grove House and in 1812 Robert 
Isherwood inherited the land. In 1815 after his first wife’s death wife Thomas Coutts 
married Harriot Mellon. She proceeded to use his money to enlarge and the house, 
and the estate by buying the 50-acre farm, from Mr. Isherwood. (shown as blue on 
the map.)  

Her successor Angela Burdett Coutts continued to enlarge the estate. The White 
Hart and what had then become Bowstread's Nursery (South of Swains Lane) 
passed on the death of Robert Isherwood to his only daughter, Mrs. Chester, and 
was sold by the Chester Trustees to Baroness Burnett Coutts in in 1856. (area 
marked green on the map.)  

Angela Burdett Coutts bought South Grove House in 1857 and 78-79 Highgate 
West Hill in order to protect the Northern boundary of Holly Lodge. 

There was an ancient footpath, Bromwich Path, (marked on map) from the foot of 
Swains Lane to St Michaels that was a thorn in the side of the estate until 1905 
when Baroness Burdett Coutts gave land to widen Swains Lane and paid £1000 for 
gaining control of the footpath.
 
The South-West corner eluded the Coutts family ( shown as St Anne’s Church.) 
The farm-house of the 50-acre farm was retained and leased by Mrs. Elizabeth 
Ashurst in 1722 and then by Mr Isherwood until the land was conveyed in 1838 by 
Mr. Harry Chester and his wife (Mr Isherwood’s daughter and heir) to Richard 
Barnett, brewer who turned the house into the Cow and Hare pub. His sister, Anne 
Barnett (who died on 1st July, 1868, aged 85), had the church of St. Anne erected 
in his memory on this site.
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The Victorian Estate Layout 

 
Map 4  Ordnance Survey 1/2500  1869 (top half)  and 1894 (bottom half) 
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The Ordnance Survey Map of 1870-73 shows the layout of Holly Lodge gardens 
and estate. On the map the features are the carriageway starting at the estate 
entrance on Highgate West Hill (now the entrance to Robin Grove), which rises 
through an avenue of trees, and at the top turns left to the house and right to the 
stables. Landscaped gardens, with lawns and specimen trees extend in front of the 
house to the south. (The grounds were landscaped by John Buonarotti Papworth in 
1825 and Rajah Brooke sent Angela Burdett Coutts exotic plants for them.) In the 
centre of the estate Bromwich Walk cuts the grounds into two parts (the walk 
connected Swain’s Lane to Highgate Village.) The house, gardens and orchard lie 
to the west of the path and the kitchen gardens and outer kitchen gardens to the 
east. Traitor’s Hill (locals believed that the Guy Fawkes conspirators sat there in 
1605 to watch Parliament being blown up) is shown as a knoll with a tree-lined path 
leading to it. Meadows lie across the southern part and there is a wooded  
perimeter of the estate. The Brookfield Stud and Holly Village can be made out at 
the bottom of the map (on Swain’s Lane.) 

Angela Burdett Coutts  

Reception of the Belgian volunteers at Holly Lodge July 1867  

Holly Lodge became famous for its galas and festivities. Queen Victoria and 
Charles Dickens were both regular visitors. Angela Burdett-Coutts was one of  the 
wealthiest and one of the most most remarkable women of the 19th century. She 
helped to manage the Coutts Bank, and also undertook an enormous range of 
philanthropic projects. She endowed projects for the poor in London’s East End 
and her name became Cockney rhyming slang for boots. She opened her gardens 
to hundreds of school children and allowed them to play there. In 1871, in 
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recognition of her great charitable works, she became the first woman to be made 
a Baroness in her own right and took the title of Baroness Burdett-Coutts of 
Brookfield and Highgate. 

Baroness Burdett Coutts Garden Party at Holly Lodge for the International Medical 
Congress, 1881

Angela’s personal life was more chequered. She lived with her former governess 
Hannah Brown who helped to protect her from fortune hunters. In 1839 Angela was 
introduced to the Duke of Wellington, and they became great friends. Eight years 
later, when she was 33, she proposed to him. The Duke, aged 78 at the time, 
turned her down due to their difference in age. Despite this, they remained close 
friends until 1852 when he died. It was not until Hannah Brown died in 1878 at the 
age of 67 in 1881 that Angela married her 29-year-old American secretary, William 
Ashmead Bartlett. This caused a great scandal and Queen Victoria refused to 
receive her thereafter. She died in 1906 she was buried in Westminster Abbey at a 
service attended by Edward VII and Queen Alexandra, as well as pearly kings from 
the East End. ‘She had set a new standard in practical philanthropy delivered 
promptly and without condescension. She was not just admired, she was 
venerated.’: Edna Healey, ‘ Lady Unknown,’ quoted in ‘History Today.’ 
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The Sale of the Estate 
After Angela Burdett Coutts’ death her husband put the property on the market. It 
failed to sell and in 1907 was put on the market again, divided into several lots. 
    

  

Title Page of the 1907 Sale Catalogue 

It still failed to sell and it was not until 1922, after William Bartlett’s death, that the 
outlying parts of the estate were sold: South Grove House and Holly Terrace to the 
North (the latter mostly unchanged in appearance since then) and Brookfield Stud 
to the South (now replaced by housing). 

The Holly Lodge Estate
Eventually, in March 1923, the remainder of the estate, advertised as and still  
known as the Holly Lodge Estate, was sold to the Central London Building Co. for 
£45,000 and resold at the same price later that year to London Garden Suburbs 
Limited. Holly Lodge Villa was demolished during the building of the estate and no 
trace of the building now remains, apart from a plaque at the entrance to the 
gardens taken from the north wall. The Central London Building Co. Ltd of 24 
Grove End Road, St John’s Wood and London Garden Suburbs Ltd were both 
development companies owned by Alderman Abraham Davis JP of St John’s 
Wood. The sons of Polish immigrants, starting in the East End the Davis brothers 
had assembled a London property empire. Abraham Davis was very taken with the 
town planning ideas and the emergence of the Garden City, pioneered by Sir 
Ebenezer Howard in 1898. Inspired by the principles of Letchworth and the garden 
suburb developments he had founded London Garden Suburbs Ltd in 1910. By 
1923 his career in property was approaching its end, and the Holly Lodge Estate 
garden suburb was his swansong as he died in January 1924, leaving the project 
to be completed by his son- in law Frank Myers.  
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Abraham Davis’ Original Holly Lodge Estate Plan 

Building start at the bottom of the estate. The lower part of Hillway (originally Main 
Avenue) and Bromwich Avenue were completed first. The houses with their multi-
paned casement windows, stained glass windows, cat-slide roofs, tile decoration 
and rendered elevations, tall chimneys and recessed arched porch details and 
cottage gardens conform to the vernacular or ‘cottage’ style that the Arts and Crafts 
movement developed. The interiors reflect the respect for craftsmanship promoted 
by William Morris with built in cabinet furniture and fireplaces. The homes were well 
lit and met modern needs for practicality.
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Bromwich Avenue

As the building progressed up Hillway, so the architectural forms shifted, away from 
the cottage style to mock-Tudor half-timbered ‘black and white’ semi-detached and 
detached houses. This mock-Tudor style, is much more showy and the timber is 
applied for decorative effect. At the top of Hillway the largest detached houses 
have the most elaborate mock-Tudor details, the widest the plots and look out over 
the lawns and cedar of the former Holly Lodge landscape. All the houses on the 
Estate are set in avenues with wide verges, footpaths and front gardens.
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The principal materials of the original house construction for the estate are brick, 
roughcast render, timber dressings, timber casement windows, and roof tiles. Pairs 
of houses had symmetrical details; porches and doors were crafted and design 
patterns were limited. The regularity of the grid layout here may have been in 
response to the views that the southern slope provided.

The Lady Workers’ Homes Limited

                                     Holly Lodge Mansions

The original plan was for the estate to be entirely of houses, but slow sales, rising 
building costs and problems with the site to the east of the new central road lead to 
a change of plan. The land was adjacent to the cemetery and on the steepest 
slope, and there were problems with infrastructure and underground streams that 
required drainage, and so it was decided to replace around 30% of the planned 
houses with flats. The land was acquired by the Lady Workers' Homes Limited, 
another of Alderman Davis’ companies founded in 1914 to address the residential 
needs of working single women moving to London to work as secretaries and 
clerks in the city. The aftermath of the Great War (First World War) and the 
shortage of young men meant that there were large numbers of single women 
seeking to support themselves, and plenty of work for them to do; yet at that time it 
was almost impossible for a woman to sign a lease on a rental property in her own 
right. 

The company provided purpose built accommodation for women to lease. Building 
again began on the lower slopes and moved up. Langbourne Mansions was built 
first and provided 88 self-contained flats, which have changed little in the 
intervening years. These were two- and three-bedroom flats for female families or 
groups of women to share. The mansion blocks on Makepeace Avenue and 
Oakeshott Avenue were designed from the outset as bed-sitting rooms with shared 
bathroom and toilet facilities. The blocks are four or five stories in height and are 
united by timber details, gable roofs with finials, red tiles and casement windows 
usually with south-facing balconies. The rear and side elevations are in a very 
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different plain style and overall reflect the modern design of the 1920s. The flats 
are distinctive, towering above the houses, with black and white timbered fronts 
and austere rear elevations. 

 
The Restaurant Makepeace Avenue 

Facilities were also provided which included communal spaces: reading rooms, a 
restaurant, a car service from the bottom of the hill, tennis courts and landscaped 
gardens. Until the Second World War, the estate was manned by a warden, based 
in the small hut still in existence at the main entrance from Swain’s Lane. Alderman 
Abraham Davies and others involved in the project are commemorated in an 
inscription on the ornamental pond in the central garden area. 

The Landscape Features 
Parts of the landscaped garden of Holly Lodge were kept for use by residents. The 
parkland in front of the former Holly Lodge Villa is now a wooded park alongside 
the formal gardens at the corner of Holly Lodge Gardens and Hillway. The old 
estate entrance pillars and wrought iron gates remain on the corner of Highgate 
West Hill as does the sunken tree lined carriageway that rises nearby through 
Robin Grove to Highgate Gardens. Traitors’ Hill is now enclosed within the 
Makepeace and Holly Lodge Mansion Gardens. The street trees on Swain’s Lane 
are the remains of the wooded green edge to the estate.  

The Estate layout is generous with wider frontages and much larger gardens than 
the terraced housing surrounding the estate. The layout of streets contains wide 
grassed verges planted with trees. The choice of species used in each street varies 
and this enhances the different characters of streets within the Estate. Hillway is 
bordered by an avenue of limes. The four corners at each junction between Hillway 
and the avenues are highlighted by horse chestnuts; a few of these have had to be 
replaced, which breaks the symmetry. 
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Landscape Features Camden Conservation Area Document 

As for the gates, originally there were no gates to the Estate. Fair times were a 
problem for the residents as rowdy crowds used the avenues as a short cut to the 
Heath. A petition, signed by the residents, was presented to the London Building 
Company Ltd asking for gates to be put up to preserve the privacy of the Estate. 
The residents of Swains Lane endeavoured to get an injunction to prevent the 
gates but the London Building Co. had the gates put in position before the 
injunction could be heard. Eventually permission was granted by the London 
County Council for the gates to remain.

Recent History of the Estate 
After WW2 the Lady Worker’s Homes Ltd. was bought out by Grovewood 
Securities; their interest, in turn, was taken over by the Peachey Property Company 
Ltd. who built the line of single story garages below Langbourne Avenue. In 1964 
the flats together with the derelict restaurant building were taken over by the 
Metropolitan Borough of St. Pancras and were subsequently inherited by the 
London Borough of Camden in 1965 on a 150 year lease. After a long planning 
battle, Camden Council was given permission to demolish the restaurant and 
replace it with sheltered accommodation and a community centre and these now 
form the westernmost block on the south side of Makepeace Avenue. In 1992 the 
Holly Lodge Conservation Area was designated.  

Gillian Marston, June 2018
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