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PPS RECORDS FOR 
14 EAST MANNING STREET 

PLAT14, LOT 580 
 

Also known as 78 Manning Street (1889-1895) 
 

LUCINDA AND PELEG DAWLEY HOUSE 
OWNER AND BUILDER 

Built 1877-1878 
 
DESCRIPTION: 
 
A 2-1/2 story, wood-frame, clapboarded, side-hall plan, with a cross-gabled asphalt 
shingled roof, three brick chimneys, a raised brick foundation, and Italianate-style 
detailing.  Wood steps rise up to a full-width, one-story porch on the south facade, which 
shelters the double doors of the main entrance.   On the north and south sides, 
projecting bay windows rise up from the foundation to the cornice.  Windows consist of  
wood double-hung sash with 2/2 lights on the first and second levels and 1/1 lights on 
the third level; the south-facing side walls of the projecting east and west gables have 
arched windows on the first and second stories.  A two-story ell extends from the west 
side of the house.  
 
The house stands on a 4,000 sq. ft. lot on the north side of East Manning Street, 
between Governor and Ives Streets.  The lot has about 80 feet of frontage and 
measures 50 feet deep.   Lot 580 was created by combining Lots 284 and 21 in 1990. 
 
HISTORY: 
 
In November 1876, Lucinda W. Dawley, the wife of Peleg Dawley, purchased a 2,500 
sq. ft. vacant lot on the “What Cheer Estate Plat belonging to the heirs of Governor 
James Fenner.”  Although the intent to build record was not found, by 1878, Peleg 
Dawley was listed in the city directory as living on Manning Street near Governor.  In 
1889, Peleg filed a building permit to build an addition on his house (which was listed as 
78 Manning Street) to be used for two tenements.  City directories listed Peleg Dawley 
as a carpenter who had his business at 34 South Street, and later, at 76 Point Street.   
 
Peleg purchased the adjoining 1,500 sq. ft. lot in May 1881.  He later sold this lot to 
Emily F. Dawley in 1898.  Members of the Dawley family owned the two properties until 
1942. The lots were legally joined in 1990, forming a 4,000 sq. ft lot.   
 
The present owners, Jeffrey M. Callanan and Alison L. Huff, have owned the property 
since 1996. 
 
DEVELOPMENT CONTEXT1: 

 
1 From “Historic and Architectural Resources of the East Side, Providence:  A Preliminary Report,” by 
Robert Owen Jones, published by the R.I. Historical Preservation & Heritage Commission, 1989. 
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From the founding of Providence until the mid 19th century, most of the land area east of 
what is now Hope Street was occupied by large farmsteads.  Among the major 17th 
century landowners was Arthur Fenner, whose “What Cheer Farm” extended from what 
is now Williams Street north to Power Street, encompassing Roger Williams’s original 
landing site.  What Cheer Farm (named after what tradition held to be the Narragansett 
Indians’ greeting upon Williams’s arrival in 1636) was later extended further north to 
today’s East Manning and Pitman Streets.  
 
The Fenner family was prominent in Rhode Island’s civic and political affairs during the 
18th and 19th centuries: one of its members, James Fenner, served three terms as 
Governor of Rhode Island at various times between 1807 and 1845.  After his death in 
1846, James Fenner’s heirs had the family farm surveyed and platted for residential 
development as the What Cheer Estate Plat (one of the earliest East Side plats).  
Manning Street formed the northern boundary of the plat, and Governor Street the west 
boundary.  Ives Street was laid out one block to the east of Governor Street.   
 
Most of the plat remained undeveloped, however, until after the Civil War, when public 
transportation improvements allowed people to live farther distances from their jobs in 
the center city, making the East Side much more attractive for residential development.  
By 1876, the year before this house was built, horse-drawn streetcars traversed various 
routes along Waterman, Angell, Pitman and Governor Streets; a cable car system was 
established in the 1890s and electrified in 1892-1894, further facilitating development of 
the neighborhood.  
 
DESIGNATIONS   
 
14 East Manning Street is not listed on the National Register of Historic Places, nor 
located within a local historic district zone. 
 
RECORDS (All Records were found in Providence City Hall unless otherwise noted). 
 
Maps and Atlases (All in Archives unless otherwise noted) 
 
1798:  “A Map of Owners of Lots in Providence,” compiled by Henry B. Chace in 1912:  
Plate IV shows the future site of 14 East Manning Street within Part of Rufus Hopkins 
16 acre lot bounded by Part of Moses Brown’s Farm on the north, the Road to Gov. 
Fenner’s House on the west (Governor Street), and the Road to Moses Brown’s Bridge 
on the south (Pitman Street). 
 
1847:  “Plat of the What Cheer Estate belonging to the heirs of Governor James Fenner, 
surveyed and platted July 14, 1847 by Atwater & Shubarth” and recorded in Plat Book 2 
Page 19 and copied on Card 61.  This map shows a block bounded by Manning Street 
on the south, Governor Street on the west, land belonging to Almy S. Brown’s Heirs on 
the north, and Ives Street on the east.  The block has been platted into six lots.  The 
future site of 14 East Manning Street lies within the second lot east of Governor Street, 
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which is lot number 4.  It measures 50’ on Manning and runs back approximately 165’.  
There are no houses built on this block.  Registry of Deeds 
   
1857:  “Map of Providence,” by H.F. Walling, Page C#5(17) shows the future site of 14 
East Manning Street lies within a block bounded by Manning Street on the south, 
Governor Street on the west, Waterman Street on the north, and Ives Street on the 
east.  The block has been platted into six lots.  There are no houses built on this block 
of Manning Street.   
 
1875:  “Atlas of the City of Providence,” by G.M. Hopkins Co., Vol. 1, Plate K shows the 
block bounded by Manning Street on the south, Governor Street on the west, Waterman 
Street on the north, and Ives Street on the east.  The block has been platted into six 
lots.  The future site of 14 East Manning Street lies within lot 4—the second lot east of 
Governor Street.  Lots 4, 5, and 6 contain 15,000 sq. ft. owned by John O’Connor.  
There are no houses built on this block of Manning Street.  There is a horse car line on 
Manning, Waterman, and Ives.  The area is sparsely developed.  There is reference to 
the “What Cheer Plat.”   
 
1882:  “Atlas of the City of Providence” by G.M. Hopkins Co.: Plate 2 shows the block 
bounded by Manning Street on the south, Governor Street on the west, Waterman 
Street on the north, and Ives Street on the east.   The configuration of the lots has 
changed.  There is a frame house on the north side of Manning Street two lots east of 
Governor Street.  Water and sewer lines are on the street.  Reference to “What Cheer 
Plat.” 
   
1895:  “Atlas of the City of Providence” by Everts & Richards: Plate 6 shows the block 
bounded by East Manning Street on the south, Governor Street on the west, Waterman 
Street on the north, and Ives Street on the east.   There is a frame house identified as 
#14 East Manning Street, on the second lot east of Governor Street.  There is water and 
sewer on the street, and streetcars on Waterman Street and Governor to Pitman Street.    
 
1902:  Assessors Plat Maps, Plat 14 shows the block bounded by East Manning Street 
on the south, Governor Street on the west, Waterman Street on the north, and Ives 
Street on the east.  Lot #284, the second lot east of Governor, contains 2,500 sq. ft. and 
Lot #21, the third lot east of Governor, contains 1,500 sq. ft.  No buildings or house 
numbers are shown on this map.    
 
1908:  “Atlas of the City of Providence” by L.J. Richards Co.: Plate 7 shows the block 
bounded by East Manning Street on the south, Governor Street on the west, Waterman 
Street on the north, and Ives Street on the east.  There is a frame house, numbered 14,  
on the second lot east of Governor Street containing 2,500 sq. ft.  The owner of #14 is 
identified as L. W. Dawley Estate, and the owner of the adjoining 1,500 sq. ft. vacant lot 
is identified as E. F. Dawley.  There is water and sewer on the street, and streetcars on 
Waterman Street and Governor to Pitman Street.  A line of the NY NH & H RR Tunnel 
appears on the south running to the northwest. 
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1918:  “Atlas of the City of Providence” by G.M. Hopkins Co.:  Plate 19 shows the block 
bounded by East Manning Street on the south, Governor Street on the west, Waterman 
Street on the north, and Ives Street on the east.  There is a frame house, numbered 14,  
on the second lot east of Governor Street containing 2,500 sq. ft.  The owner of #14 
East Manning and the owner of the adjoining 1,500 sq. ft. vacant lot is identified as E. F. 
Dawley.  There is water and sewer on the street, and streetcars on Waterman Street 
and Governor to Pitman Street.  A tunnel appears to the south running to the northwest.  
Reference to the “What Cheer Estate Plot.” 
 
1926:  “Atlas of the City of Providence” by G.M. Hopkins Co.: Plate 19 shows the block 
bounded by East Manning Street on the south, Governor Street on the west, Waterman 
Street on the north, and Ives Street on the east.  There is a frame house, numbered 14,  
on the second lot east of Governor Street containing 2,500 sq. ft.  The owner of #14 
East Manning and the owner of the adjoining 1,500 sq. ft. vacant lot is identified as E. F. 
Dawley.  There is water and sewer on the street, and streetcars on Waterman Street 
and Governor to Pitman Street.  A tunnel appears to the south running to the northwest.  
Reference to “Warwick Institution for Savings et al vs. F. Cowell et al” on Plat Card 531. 
 
1937:  “Atlas of the City of Providence” by G.M. Hopkins Co.:  Plat 19 shows the block 
bounded by East Manning Street on the south, Governor Street on the west, Waterman 
Street on the north, and Ives Street on the east.  There is a frame house, numbered 14,  
on the second lot east of Governor Street containing 2,500 sq. ft.  The owner of #14 
East Manning and the owner of the adjoining 1,500 sq. ft. vacant lot is identified as H. E.  
Dawley et al.  There is water and sewer on the street, and a streetcar on Waterman 
Street.  A tunnel appears to the south running to the northwest.  Reference to “What 
Cheer Estate” on Plat Cards (531) and 61. 
 
Deeds (Registry of Deeds) 
 
DB 258/507:  On November 18, 1876, Abraham A. Gray, John C. Sweet, and Henry W. 
Goff, of Providence, sold to Lucinda W. Dawley, wife of Peleg Dawley, of Providence, 
for $1,625 a certain lot of land being the southerly part of Lot number four (4) on “Plat of 
the What Cheer Estate belonging to the heirs of the late Gov. James Fenner.”  The 
southerly part of lot number four (4) fronted southerly on Manning Street 50’ and holding 
width back 50’ to the other part of lot number four (4) previously conveyed by the West 
Providence Land Company to Granville R. Budlong on November 20, 1875, and 
recorded in Deed Book 255 Page 131. 
 
DB 309/361:  On May 3, 1881, Granville R. Budlong of Providence, sold to Peleg 
Dawley of Providence, for $100, a parcel of land on the northerly side of Manning 
Street, fronting 30’ on Manning and running back northerly 50’.  The parcel contains 
1,500 sq. ft. and is the southwesterly part of Lot number five (5) on the “Plat of What 
Cheer Estate.”  The parcel of land is east of and adjoins the estate now owned by 
Lucinda W. Dawley.  
 
Intent to Build Records (Archives) 
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On May 31, 1881, Peleg Dawley filed intention to build #1051, per E.F.D (Emily F. 
Dawley.)  To build a fence on the north side of Manning Street between Ives and 
Governor Streets on the estate owned by Peleg Dawley. 
 
On April 23, 1889, Peleg Dawley filed intention to build #5766, per E. F. Dawley.  To 
build an addition to the building located on 78 Manning Street on the estate owned by 
Peleg Dawley.  The building is to be used for two tenements and is to be built by P. 
Dawley whose address is 78 Manning Street. 
 
Directories (Archives) 
 
Providence City Directories contain a street directory, noting all existing streets, and a 
residents’ directory organized alphabetically by last name; these also included a house 
directory, listing residential buildings by street address, from 1892-1894 and again since 
1937. 
 

1877 Peleg Dawley lived at 26 John Street. 
1878 Peleg Dawley lived on Manning, near Governor. 
1881 Peleg Dawley, carpenter, lived on Manning, near Governor. 
1898   Peleg Dawley, carpenter, lived at 14 East Manning Street. 

 
Assessor’s Chain of Title Cards  (Assessor’s Office) 
 
Plat 14/580 (created from Lots 284 and 21) 
Elizabeth M. Newport owned the property as of December 1990. 
Peter W. Newport ½ int. and David B. Newport ½ int. owned the property as of March 

30, 1995.  Probate #95-105. 
Jeffrey M. Callanan and Alison L. Huff, Ent. owned the property as of June 4, 1996.   

DB 3341/217. 
 
Plat 14/284 
 
Lucinda W. Dawley, wife of Peleg, owned the property as of December 1, 1876. 
Lucinda W. Dawley Estate owned the property as of May 1, 1901. 
Emily F. Dawley owned the property as of June 15, 1916. 
Howard E. Dawley and E. Jessie Ford owned the property as of June 1928. 
Howard E. Dawley Estate and E. Jessie Ford owned the property as of March 1941. 
E. Jessie Ford and Della L. Dawley, widow of Howard E., owned the property as of  

May 1941. 
Harry Fisher owned the property as of April 1942. 
Cecilia I. Nichols owned the property as of December 1944. 
James P. McKenna Jr. and wife Anne F., Jt. Ten. owned the property as of March 1948. 
Nicholas W. Lombardi and wife Ann M., Jt. Ten., owned the property as of  

December 1952. 
Elizabeth M. Newport owned the property as of April 9, 1964.  DB 1124/981. 
Dropped into Lot 580 as of December 1990. 
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Plat 14/21 
 
City of Providence Dropped as of May 15, 1875. 
Emily F. Dawley owned the property as of July 1, 1898. 
Howard E. Dawley and E. Jessie Ford owned the property as of June 1928. 
Howard E. Dawley Estate and E. Jessie Ford owned the property as of March 1941. 
E. Jessie Ford and Della L. Dawley, widow of Howard E., owned the property as of  

May 1941. 
Harry Fisher owned the property as of April 1942. 
Cecilia I. Nichols owned the property as of December 1944. 
James P. McKenna Jr. and wife Anne F., Jt. Ten. owned the property as of March 1948. 
Nicholas W. Lombardi and wife Ann M., Jt. Ten., owned the property as of  

December 1952. 
Elizabeth M. Newport owned the property as of April 9, 1964.  DB 1124/981. 
Dropped into Lot 580 as of December 1990. 
 
 
 
 
Research compiled by Judith A. Barlow 
December 2006 
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