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PPS RECORDS FOR 
69 MANNING STREET 

 
PLAT 13,  LOT 173 

 
RICHARD AND MARY HOWLAND HOUSE 

Built 1893 
Gilbane Bros., Builders 

 
DESCRIPTION 
 
A 2-1/2 story clapboarded Colonial Revival with hip roof.  The main entrance on the 
west elevation is within a 1-story porch with grouped columns. There are extensions on 
the east and south sides of the house. 
  
The house stands on a 17,565 sq. ft. lot on the south side of Manning Street, between 
Cooke and Governor Streets.  The lot has about 101.93 feet of frontage on Manning 
Street and measures about 160 feet deep at its western half and about 181 feet deep at 
its eastern half.  
 
HISTORY 
 
Mary H. Howland purchased a vacant lot from the executors of the estate of Maria M. 
Benedict and applied for a building permit in 1894.  The Gilbane Brothers, founded in 
1873 and one of the country’s oldest builders, built the house at an estimated cost of 
$17,000.  Mary’s husband, Richard S. Howland, was the treasurer and manager of the 
Providence Journal.  They lived in the house for five years.   
 
Theresa K. (Lowenstein) (Lownes) Noble owned the house from 1912 until 1952 when 
Brown University acquired the house.  It housed the graduate center and the French 
House.  The house returned to private ownership in 1995.  The present owners, Curtis 
E. and Linda B. Doberstein, have owned the property since February 2004. 
 
DEVELOPMENT CONTEXT1 
 
Shortly after Providence was first settled in 1636, Arthur Fenner acquired a large tract of 
land east of the intersection of today’s Hope and Power Streets (later expanded as far 
north as East Manning Street).  Fenner’s holdings included Slate Rock, the site of 
Roger Williams’s original landing spot on the west bank of the Seekonk River (near 
Power, Gano, and Williams Streets today).  Arthur Fenner died in 1703, but his 
descendants retained the What Cheer Farm (named for the Narragansett greeting to 
Roger Williams:  “What Cheer, Netop”), until the death of Governor James Fenner in 
1846.  Governor Fenner’s heirs recorded one of the first residential plats on the East 

 
1 Robert O. Jones, Historic and Architectural Resources of the East Side, Providence (RI Historical 
Preservation & Heritage Commission, 1989, p. 4; also “Power Street-Cooke Street Historic District” 
National Register nomination (1973).    
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Side, the What Cheer Estate Plat (1847-1848), bounded by Governor Street on the 
west, a line between Waterman and Manning Streets on the north, a line east of 
Wayland Avenue and Beach Avenue on the east, and a line south of Wickenden Street 
on the south.  Among the streets in the new plat were Cooke and Manning Streets.   
 
The latter part of the 19th century was a period of great growth in Providence, and 
residential development spread from the west slope of College Hill eastward toward the 
Seekonk River.  Toward the end of the Civil War, public transportation was introduced in 
Providence in the form of horse-drawn streetcars, which enabled city residents to live 
further than walking distance from their workplaces.  Streetcars greatly facilitated the 
development of those areas of the East Side that had previously been sparsely settled 
due to their relative distance and inaccessibility from the city center.  Other 
improvements, such as electricity, telephone service, and municipal water and sewer 
systems, all introduced in the late 19th century, further enhanced the attractiveness of 
the East Side for residential living. 
 
DESIGNATIONS   
 
69 Manning Street is listed on the National Register of Historic Places as a contributing 
building within the Power Street-Cooke Street Historic District; in the district’s property 
inventory, the house is identified as the “William S. Howland house, 1894.” 
 
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 Angell Street, Hope Street (then called “Highway at the Head of the 
Lots” or “Ferry Road”), and Governor Street (then called “Road to Gov. Fenner’s 
House”), as well as an outline of the alignment of George Street (which had not yet 
been constructed in 1798).   Using these streets as a guide, the future site of 69 
Manning Street was part of a 13-acre lot owned by the Heirs of Joseph Brown.  This lot 
was bounded by Hope Street on the west, by land owned by Rufus Waterman on the 
north, by Governor Street on the east, and by George Street on the south.  
 
1846:  “Plot of Land in the East Part of Providence Belonging to Mrs. E. B. Rogers, 
surveyed and plotted June 18, 1846 by Atwater and Schubarth, recorded February 10, 
1847” (Plat Book 3, Page 56, copied on plat card 89).  This maps shows a plat bounded 
by Hope Street on the west, Angell Street on the north, Governor Street on the east, 
and George Street on the south; “Cook” Street runs north-south from Angell to George, 
and east-west cross streets include Waterman and Manning Streets.  This map shows 
the block divided into four lots; 3 on Manning and 1 on George.  None of the lots in this 
plat are numbered.  (Registry of Deeds)  
 
1857:  “Map of Providence,” by H.F. Walling, Page C#5(17) shows the block bounded 
by Manning Street on the north, Governor Street on the east, George Street on the 
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south, and Cook Street on the west.  The block is platted; one house is constructed at 
the southwest corner of the block.  The future site of 69 Manning Street lies on the lot 
owned by E. B. Rogers.  The area is sparsely developed.   
 
1875:  “Atlas of the City of Providence,” by G.M. Hopkins Co., Vol. 1 (Ward 2) Plate L 
shows the block bounded by Manning Street on the north, Governor Street on the east, 
George Street on the south, and Cooke Street on the west.   The future site of 69 
Manning Street is at #20 Manning Street, a 17,053 sq. ft. vacant lot owned by Lewis 
Dexter.  There is a water hydrant on Cooke Street at the corner of Manning, and on 
Governor at the corner of George. 
 
1882:  “Atlas of the City of Providence” by G.M. Hopkins Co., Plate 2, shows the block 
bounded by Manning Street on the north, Governor Street on the east, George Street 
on the south, and Cooke Street on the west.   The future site of 69 Manning Street is at  
Lot #20, owned by Lewis Dexter.  There is water on Cooke, Governor, and George 
Streets; and sewer on Governor and George. 
   
1895:  “Atlas of the City of Providence” by Everts & Richards, Plate 7, shows the block 
bounded by Manning Street on the north, Governor Street on the east, George Street 
on the south, and Cooke Street on the west.   There is a large frame house at 69 
Manning Street on a 17,197 sq. ft. lot.  Five houses are developed on the block.  There 
is water on Cooke, George, and Governor Streets; sewer on George and Governor 
Streets.  There are streetcars on Governor, Brook and Waterman Streets. 
 
1902:  Assessors Plat Maps, Plat 13 shows the block bounded by Manning Street on 
the north, Governor Street on the east, George Street on the south, and Cooke Street 
on the west.  Lot #173 is the third lot from Cooke Street and the third lot from Governor 
Street, and contains 17,565 sq. ft.  There are no buildings or owners names shown on 
this map. 
 
1908:  “Atlas of the City of Providence” by L.J. Richards Co., Plate 7 shows the block 
bounded by Manning Street on the north, Governor Street on the east, George Street 
on the south, and Cooke Street on the west.  There is a large frame house at #69 
Manning Street—the third lot from Cooke and Governor Streets—owned by J. M. 
Codman.  The block is fully developed.  There is water on Manning Street; sewer on 
George and Governor.  There are streetcars on Governor, Brook, and Waterman 
Streets.  The New York, New Haven, and Hartford Railroad Tunnel runs under the 
block. 
 
1918:  “Atlas of the City of Providence” by G.M. Hopkins Co., Plate 19 shows the block 
bounded by Manning Street on the north, Governor Street on the east, George Street 
on the south, and Cooke Street on the west.  There is a large frame house on the third 
lot from Cooke and Governor Streets containing 17,565 sq. ft.  T. K. Lowenstein is the 
owner.  No house number is shown on this map.  There is a wooden stable or garage at 
the rear of the house.  There is water and sewer on the street.  There are streetcars on 
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Governor, Brook, and Waterman Streets.  The New York, New Haven, and Hartford 
Railroad Tunnel runs under the block. 
 
1926:  “Atlas of the City of Providence” by G.M. Hopkins Co., Plate 19 shows the block 
bounded by Manning Street on the north, Governor Street on the east, George Street 
on the south, and Cooke Street on the west.  There is a large frame house at #69 on the 
third lot from Cooke and Governor Streets containing 17,565 sq. ft.  The owner is T. 
Lownes.  There is water and sewer on the street.  There is a streetcar on Governor 
Street.   
 
1937:  “Atlas of the City of Providence” by G.M. Hopkins Co., Plate 19 shows the block 
bounded by Manning Street on the north, Governor Street on the east, George Street 
on the south, and Cooke Street on the west.  There is a large frame house at #69 on the 
third lot from Cooke and Governor Streets containing 17,565 sq. ft.  The owner is T. L. 
Noble.  There is water and sewer on the street.  There is a streetcar on Governor 
Street.  The New York, New Haven, and Hartford Railroad Tunnel runs under the block.      
  
Deeds (Registry of Deeds) 
 
DB 369/440:  On May 25, 1892, the executors of the last will and testament of Maria M. 
Benedict, of Providence, sold for $10, a vacant lot to Mary H. Howland, wife of Richard 
S. Howland, of Providence.  The lot is described as being situated on the southerly side 
of Manning Street beginning at a point on the southerly line of Manning 150’ easterly 
from the easterly line of Cooke Street thence easterly bounding northerly 101.93’ to land 
of Francis J. Phillips, thence southerly parallel with the westerly line of Governor Street 
180.80’, thence westerly 53.42’, thence northerly 20’, thence 49.92’ westerly, thence 
160.92’ northerly to the point of the beginning.  
 
Intent to Build Records (Archives) 
 
#9183:  On April 14, 1893, Mary H. Howland, per J. B. Guy, applied to build a 2-1/2 
story wood building on the south side of Manning Street near Governor Street on estate 
owned by Mary H. Howland to be used for one tenement and to be built by Gilbane 
Bros. at an estimated cost of $17,000-20,000. 
 
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. 
 
Providence House Directories were published separately from the city directory, 1895-
1937 (published biannually from 1901).  These directories list all residential buildings by 
street address, indicating the names of all residents and often their occupations as well. 
No distinction is made between owners and tenants. House directories also contain a 
street directory.  This directory is sometimes a year behind the city directory. 
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1893 Richard S. Howland, treasurer and manager of Providence Journal Co, lived 
at 296 Benefit Street. 

1894 Richard S. Howland, treasurer of Providence Journal Co., lived at 69 Manning 
Street.  Fred H. Howland, reporter, boarded at 69 Manning Street. 

 
Assessor’s Chain of Title Cards  (Assessor’s Office) 
 
Mary H. Howland, wife of Richard S., owned the property as of June 1, 1892. 
James M. Codman of Brookline, MA owned the property as of 1900. 
Therese K. Lowenstein owned the property as of November 1, 1912. 
Therese K. Lownes owned the property as of May 1, 1917. 
Therese L. Noble owned the property as of January 1931. 
Brown University owned the property as of December 1952. 
Robert Partridge and Karen J. Partridge, Ent., owned the property as of November 8, 
1995.  (Reference DB 3228/173) 
David M. Gaskill and Patricia S. Mues, Ent., owned the property as of February 2, 1996.  
(Reference DB 3271/229) 
Johan Magnusson owned the property as of April 7, 1999.  (Reference DB 4054/008) 
 
 
 
 
Research compiled by Judith A. Barlow 
April 2007 
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