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Friends of the Smokies
Request For Proposal (RFP)

Baxter Cabin Rehabilitation

Proposals Due: July 30, 2026



Request for Proposals (RFP): Historic Restoration Services

The Friends of the Smokies is seeking competitive proposals from qualified contractors for the
historic restoration and rehabilitation of Baxter Cabin located in the Great Smoky Mountains
National Park. All work must be completed in accordance with the Secretary of the Interior's

Standards for the Treatment of Historic Properties, as well as, applicable federal laws,

regulations, National Park Service policies, and environmental and cultural resources
compliance requirements.

Project Overview

Willis Baxter Cabin is located in the Great Smoky Mountains National Park, near Cosby,
Tennessee, along the Madron Bald Trail (GPS Coordinates: 35.762677, -83.271130). Access is
Via Hwy 321 to Laurel Springs Road, to Maddon Bald Trail Head.

The Willis Baxter Cabin is an 18’ by 16’ one-story, single pen, side gable cabin with chamfer-
notched joints at the corners. Original cabin components were made from hewn, axe-dressed
chestnut logs, founded on dry-laid field stone piers under sill logs, and built around 1889.
Recently replaced wall logs are white oak. The cabin is situated in a small clearing on a slope,
downhill from the trail. The Cabin is located approximately 0.75 miles from the Maddron Bald
Trailhead and accessed via Laurel Springs Road, accessed via Maddron Bald Trail.

1. Project Scope of Work

The Willis Baxter Cabin is an 18’ by 16’ one-story, single pen, side gable cabin with chamfer-
notched joints at the corners. Original cabin components were made from hewn, axe-
dressed chestnut logs, founded on dry-laid field stone piers under sill logs, and built around
1889. Recently replaced wall logs are white oak. The cabin is situated in a small clearing on a
slope, downhill from the trail. The Cabin is located approximately 0.75 miles from Laurel
Springs Road, accessed via Maddron Bald Trail.

The scope of work for this structure is to remove the accumulated debris in the immediate
vicinity of the structure foundation, remove and replace deteriorated sill and wall logs, and
reset the stone foundation.

Work items include:

e Install erosion control measures (wattles) in coordination with Construction Manager
to intercept stormwater run-on from entering the area of work and stormwater run-
off from transporting sediment off site. Remove built-up sediment around cabin
perimeter to fully inspect the foundation and perform necessary resetting of
foundation stones. Removal of sediment shall begin at the base of the foundation
stone to the extent practical to perform the work, but no more than 5 feet from the
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perimeter of the existing foundation. Concrete footings may be located below the dry-
laid stone piers. If concrete footings are found during the sediment removal, then
cover footings and stone piers with 6” of compacted backfill and use this elevation as
the top of slope.
Shore and raise/jack the structure, as necessary, to perform foundation repairs.
Means of jacking shall be accomplished with portable hydraulic/mechanical type jack
equipment. Jacking with mobile equipment (e.g. forklift, excavator or heavy
equipment will not be permitted). If cabin floor boards need to be removed to assist
in jacking operations, photo document floor board layout with diagram/sketch; label
each floor board (with non-permanent marking) to be installed in original location.
Provide care in removal process not to damage floor boards, door trim and door
hardware. Use like fasteners to reassemble floor boards, trim and door hardware.
Maintain existing condition configuration of connections from floorboards to floor
joist to sill logs.
Adjust and reset existing foundation stone piers.
Remove and replace the deteriorated sill logs and two (2) lower courses of wall logs
with white oak logs. Mill replacement sill logs as necessary to received floor joist.
Existing logs have a cross section of approximately 6” x 10” and are hewn with an axe-
dressed finish. Lengths of the logs are approximately 9 log at 7 linear feet, 2 logs at 18
linear feet, and 1 log at 16 linear feet. Contractor to field verify all dimensions. The
walls are chinked with wire mesh and daubed with mortar. Remove all existing
chinking and replace (approximately 600 liner feet) all chinking on the cabin. Replace
wire lath securely. Cover the repaired wire lath with mortar daubing to match the
existing color. Reference Repointing Mortar technical specifications in the
attachments.
Chimney and hearth repairs and repointing of masonry. During sill and wall log
replacement (jacking of the structure), shoring of the chimney is required to prevent
masonry damage. Reset missing stones on vertical chimney and heath stone inside
the cabin. All masonry work shall be in conformance repointing Mortar technical
specifications in the attachments.
Replace missing shakes with non-treated, 24” cedar shakes, premium, medium-heavy,
%" to %” thick, re-sawn with a hand split finish on top and flat finish on the
bottom. Provide an 8” reveal to match the existing shakes. Total area of replacement
shakes is limited to 100 sf (1 square). All replacement materials shall match existing
roofing material (species, dimensions and finish.
Graffiti removal approximately 250 square feet, removal graffiti on wood and
masonry surfaces through the following methods only. On all surfaces, graffiti
removal shall begin with the gentlest method:

» For wood surfaces, Magic Eraser, light scouring by hand with wire brushes shall

be used for removing pen ink and Sharpie markers;
» For daubing, scoring the areas with a wet sponge will remove the surface layer
of plaster and graffiti.



» For Masonry, Elephant Snot, is a more aggressive method used for removing
paint from surfaces. Care must be exercised with Elephant Snot and not let it
sit too long on the surface. Follow manufacturer’s recommendations for
removal.

» Contractor shall perform 6 inch square test area of each material (wall logs,
stone masonry) for inspection by the Owner prior to proceeding with the
Graffiti Removal.

Fine grading around building where built-up sediment was removed to provide
positive drainage 5 feet away from structure with at least a 2% slope and tie into
existing grades. Fine graded areas shall provide an even surface with a loose,
uniformly fine texture. Roll, rake, remove ridges, and fill depressions, as required to
achieve a well-contoured, surface. The finish grade shall be smooth, even, free of
debris, clods, rocks and organic matter greater than one (1) inch. Maintain positive
drainage, prevent ponding and direct run-off away from the structure.

Reseed graded areas with park seed mix.

The selected contractor will be responsible for the following:

1. Historic Preservation Efforts

Structural Stabilization: Repair/reset tone/repoint original masonry

Exterior Restoration: Remove deteriorated timber logs and replace timber logs
Interior: Repoint interior masonry

Site: Minor site grading to ensure positive drainage

2. Timeline & Key Dates

RFP Issuance Date: July 17, 2026

Optional - Site Visit: July 22, 2026, onsite at 10:00 AM

Deadline for Questions: July 24, 2026, Close of Business

Proposal Submission Deadline: July 30, 2026

Anticipated Project Start Date: August 12, 2026 (project duration 90 days)

We welcome innovative approaches to preserve this historic property. If you intend to
bid, please send an email of intent to info@friendsofthesmokies.org — subject line:
Baxter Cabin by July 28, 2026 so we can forward you any addenda or Q&A documents.

3. Minimum Contractor Qualifications
To be considered, contractor proposal must demonstrate:

A minimum of 5 years of experience in historical restoration and preservation.
Previous experience successfully executing projects that comply with National Park
Service, State, or Municipal preservation guidelines.

Valid State Contractor licensure, bonding, and proof of insurance in the State

of Tennessee or North Carolina.

4. Proposal Submission Requirements (8 pages maximum)
Proposals should include:
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1. Executive Summary: Brief overview of your firm’s understanding of the project goals
and Secretary of Interior Historic Structure Treatment Standards.

2. Qualifications & References: List of similar historic projects completed, including
contact information for past clients.

3. Work Plan: Detailed methodology on how you plan to execute the work and preserve
the historic integrity of the structure/site.

4. Cost Estimate: A transparent, itemized budget for labor, materials, and specialized
trades.

5. Bonding Capacity: Provide proof of surety/bonding capability and evidence of current
insurance coverage sufficient to perform the proposed work.

5. Evaluation Criteria
Proposals will be scored on the following:
e Demonstrated expertise in historic restoration methods
e Qualifications of key personnel and tradespersons assigned to the site
e Clarity and feasibility of the work plan
e Total projected cost and timeline

6. Contact Information & Submission
Submit six (6) physical copies and one (1) digital copies (PDF) of your proposal by July 30, 2026
to:
e Contact Person: David Aranda
e Email: info@friendsofthesmokies.org — subject line: Baxter Cabin
e Physical Address: (physical package) 3099 Windfield Dunn PKWY Suite 2
(mail) PO BOX 1660
Kodak, TN 37764

The Friends of the Smokies reserves the right to accept the lowest, most acceptable bid and
reserves the right to accept or reject any or all bids. No late bids, proposals will not be
accepted or opened. Email is not an acceptable form of delivery.

The Friends of the Smokies reserves the right to waive any technicalities or irregularities so that
an award can be made in the best interest of Friends of the Smokies.

Contractor’s Proposal Package. The contractor shall provide proposed pricing using the Pricing
Schedule Sheet included with in the RFP.

Additional Site Requirements

Business Hours. The contractor shall complete on-site work or delivery, including unloading,
during normal business hours of 8:30 am to 5:30 pm, Monday through Thursday, excluding
Federal holidays (unless otherwise approved in advance by the Owner through the Construction
Manager).
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Notifications. The Contractor shall coordinate a pre-work kickoff meeting and establish the
specific on-site work schedule with the Construction Manager at least 5 business days prior to
performance start date. Ground disturbance associated with outdoor installations will require
monitoring by the Great Smoky Mountains National Park Archeologist. Advance notice of 10
business days through the Construction Manager is required prior to ground-disturbing work.

Deliveries. A minimum of 48 hours advanced notice to the Construction Manager prior to any
deliveries. The Owner will provide locks to double lock the trailhead gate.

Management. The Contractor shall manage the total work effort in accordance with effective
and efficient management principles and safe working practices to ensure safety of the public
and on-time completion of this contract. The Contractor will maintain Maddron Bald Trail
Access and close the Baxter Cabin Area to visitors during the project. All materials to restrict
visitor access will be provided by the Contractor. The Contractor will install orange construction
fencing and temporary signage denoting that the area is closed. Fencing or signage will not
involve ground disturbance, and will require approval by the Owner. Notification of closure
dates will be made to the Owner at least 1 week prior to implementing closure so that public
notification can be made by.

Environmental Protection. The Contractor shall be responsible for compliance with all
applicable federal, state, and local environmental protection requirements, as well as all
National Park Service regulations, policies, and site-specific resource protection conditions
governing work on park lands. The Contractor shall ensure that its employees, subcontractors,
and suppliers conduct operations in a manner that prevents disturbance to natural, cultural, or
historic resources. Any environmental damage, contamination, or resource injury caused by the
Contractor’s operations shall be promptly reported and corrected at the Contractor’s expense,
in accordance with applicable law.

Historic Properties. This project has been evaluated in accordance with the Secretary of the
Interior’s Standards for the Treatment of Historic Structures.

Refuse Management. The project area is home to black bear, and many other wildlife that can
become habituated to human food sources. Food and beverage trash or remnants thereof
(including peels, cores, seeds, etc.) must be secured from animals through the use of sealed
containers and removed daily. Trash receptacles within the Park shall not be used by the
Contractor. Contractor must secure and dispose of any construction-related debris off-site.

Safety. The Contractor shall comply with pertinent provisions of the Occupational Safety and
Health Act (OSHA), and state, local, safety, laws. The Contractor shall immediately report to the
owner all near-misses and accidents resulting in employee injury or death or damage to
property while performing this contract.



Employee Parking. All Contractor employees shall comply with parking procedures published
for the Great Smoky Mountains National. Parking passes will be provided. It shall be the
responsibility of the contractor personnel to display the pass in accordance with the
requirements.

Replacement of Contractor Employee for Security Reasons. The Owner retains the right to
request removal of the contractor’s employee(s), regardless of prior clearances.

National Park Service, Great Smoky Mountains National Park, Technical Specifications
(Section 31), for this project apply and are available through an additional document, found
on Friends of the Smokies website.



Friends of the Smokies
Request For Proposal

Baxter Cabin Rehabilitation

Price Schedule

Iltem Description Qty Cost
1. Mobilization 1LS
2. Erosion Control — Grading/Seeding 1LS
3. Sill and Wall Log Replacement (Jacking) 11LS
4. Chinking 1LS
5. Roof Repair 1LS
6. Stone Masonry Repair/Repointing 1LS
7. Graffiti Removal 1LS
8. Demobilize 1LS

Total Project Cost

Company Authorized Signature

Print Name

Date



