
Termites love what sill plates provide: low, hidden, and often damp wood that touches concrete. When that band
of lumber rots from the inside out, the house starts speaking in subtle ways. Doors rub, baseboards open small
gaps, floors feel springy along exterior walls. Ignore it and the problem grows teeth. Address it with a plan and
some skill, and you can reset the structure for decades.

I have replaced sill plates all the way around houses that were still occupied, including one beach cottage where
the ocean fog made the infestation a steady relay race of damage. The work is surgical and methodical. Done
right, it tightens the building like a new belt.

Where the sill plate sits, and why termites target it
In a typical wood framed house, the sill plate is the horizontal member that sits directly on top of the foundation
wall or slab edge. It anchors the house to concrete, lines up the studs or rim board, and helps transfer roof and
floor loads to the ground. In many older homes there is only a thin layer of felt, metal, or nothing at all between
wood and concrete. That contact, combined with foundation hairline cracks and damp soil, makes the sill the first
stop for subterranean termites.

Because termites can travel inside gaps and mud tubes, the outer surface may look fine while the interior is
honeycombed. I have tapped plates with a hammer and watched the face crumble like a stale cookie. The
distinction matters. On the outside it is just wood repair, but on the inside it becomes termite structural repair.

Quick perimeter inspection you can do today
Walk the entire foundation line and probe the sill with an awl every 2 to 3 feet, paying attention to soft spots
or the tool sinking past the surface.

Look for mud tubes climbing the foundation, usually the size of a pencil, often in shaded corners or behind
shrubs.

Check for irregular cracks between baseboard and floor along exterior walls, or doors and windows that
recently began sticking.

Inspect rim joists from the crawlspace, if accessible, for frass, grooves, or paper thin sections that sound
hollow when tapped.

Note past or active moisture sources like downspouts that dump at the foundation, sprinkler overspray, or
failed sill seal.

That short walk tells you where to focus a deeper diagnosis and which sections of sill plate might need spot work
versus a full perimeter plan.

Confirm the pest is handled before you rebuild
Repairing without treating the colony is like bailing a boat without plugging the hole. If you see live insects, mud
tubes with fresh moisture, or new frass, call a licensed pest control operator for treatment. Bait systems and soil
termiticides are the usual approaches. I prefer to start sill replacement a week or two after confirmed treatment,
once the colony shows no fresh activity. If you live in a warm, wet climate you will almost always integrate
ongoing termite protection into the repair scope. This is part of a complete termite damage restoration
approach, not just cosmetic termite wood repair.



Scoping the work: how far does full perimeter really go
Some jobs involve two or three isolated sections, maybe 6 to 10 feet each, often under bathrooms or near front
porches. Full perimeter termite sill plate repair means you are considering continuous or near continuous
replacement around the building. Here is how I define the edge cases.

If more than 30 to 40 percent of the sill plate length is compromised, plan for continuous or staged full
perimeter replacement.

If the rim joist, floor joists, and wall bottom plates show parallel damage, expand the scope. Termites rarely
stop exactly at one member.

If you have a shallow crawlspace that makes spot shoring dangerous or nearly impossible, a larger, better
organized campaign is safer.

On one 1950s ranch I worked on, every corner and north side was gone. The south side had isolated soft spots.
We ran a full perimeter plan but left a 20 foot sound span intact, to reduce time on temporary shoring and keep
costs reasonable.

Safety and shoring come first
Walls and floors will not hold their shape once you remove the piece that ties them to the foundation. Before you
set a saw blade anywhere near the sill, plan your loads. In practical terms, that means mapping where to pick up
weight, how to transfer it to the ground, and how to avoid over lifting and cracking finishes above.

For most one story homes, 4x4 or steel pipe shores set under doubled 2x10 beams work well. I build the beams
from dimensional lumber or use modular steel shores for tighter spaces. Place your temporary beam 6 to 12
inches in from the exterior wall so you bear directly under the wall studs or floor joists. Tighten shores
incrementally, a quarter turn at a time. The goal is kiss and carry, not jack the house six inches. Cracking a plaster
wall because you got greedy with the jack handle is a morale killer.

Two story homes need more planning. If loads stack above the work area, you may need a second line of shores
at the interior bearing line to keep the floor diaphragm from twisting. In termite beam repair situations where a
built up beam has been compromised, I always add more shoring than I think I need, then test by removing a few
test fasteners at the plate to see if the wall tries to drop.

Materials that last, and where you can overdo it
Pressure treated lumber rated for ground contact is the default for sill plates. The treatment label matters, since
not all treated wood is equal. Ground contact rating handles the wicking that inevitably happens at the concrete
line. I have had good luck with borate treated lumber on interior members like bottom plates and sistered joists
because it provides termite resistance without the corrosion concerns of older copper based preservatives. For
the plate itself, a pressure treated southern yellow pine or Douglas fir, Grade No. 2 or better, is typical.

Between the sill and the foundation, use a proper sill seal or self adhered membrane. Closed cell foam sill seal is
quick and provides decent air sealing. Where the foundation surface is rough or out of plane, a thicker self
adhered flashing membrane can help bridge the high spots and provide a better gasket.

Galvanized or stainless steel connectors, anchor bolts with proper washers, and corrosion resistant nails or
structural screws are not a luxury. The plate is the anchor line during high winds or seismic events. In coastal
zones, salt air accelerates corrosion. Switching to stainless in those cases can double the connector cost but saves
you replacing failed hardware later.



Step by step: the rhythm of a full perimeter replacement
Stage and treat: confirm termite treatment is completed, clear vegetation 12 to 24 inches from the
foundation, and move utilities or lines that run along the sill line.

Shore and test: set temporary beams and adjustable posts inside the exterior wall line, snug them to load,
then remove a short section of baseboard or sheathing to confirm the wall is stable.

Remove in sections: cut and pry the damaged sill plate in manageable lengths, often 4 to 8 feet, cleaning the
foundation surface and vacuuming out frass and dust as you go.

Install new plate: lay new sill seal, slide in the new treated plate, align anchor bolt holes or drill for new
anchors, then fasten to code with washers and nuts or approved expansion or epoxy anchors.

Reconnect structure: reattach bottom plates, rim joists, and studs with proper connectors and fasteners, then
release the temporary shores gradually, watching for movement.

That sequence repeats around the building. Work one span ahead on prep so you are always installing the next
plate while a helper cleans the following section. On a tight site with poor access, predrill bolt holes in the plate
before fishing it under the wall to save knuckle skin and time.

Anchoring choices and the nuance behind them
Existing houses built before modern anchor requirements often have undersized or widely spaced bolts. When
you pull the old plate, you may find bolts at 8 or 10 foot spacing, or no washers at all. If the bolts are sound and
you can reuse them, great. If not, you have three common paths.

First, expansion anchors set into drilled holes in the top of the foundation are fast, strong, and do not require
cure time. The trade off is sensitivity to hole quality and edge distance. Second, adhesive anchors, set with a two
part epoxy or hybrid adhesive, provide excellent performance even close to an edge, but they require surface
cleaning and cure time, and you must respect temperature limits. Third, retrofit foundation plates or side bolting
systems can work where overhead access is poor.

In seismic zones, spacing matters more than pure beef. I typically aim for 4 to 6 foot maximum spacing, tighter
near corners and heavy openings. Check local code tables, since inspectors have regional preferences. If you
search for structural termite repair near me, ask the contractor how they intend to upgrade anchor spacing. You
want to hear a plan that sounds specific to your foundation and wall loads, not a one size fits all number.

Tying the rim, joists, and studs back together
Termites rarely limit their appetite to the sill alone. When you expose the plate, you often see rim joist scalloping
or minor damage at the joist ends. Termite floor joist repair ranges from installing full sisters to adding bearing
blocks and straps. If the joist end is less than one third gone, a sister spanning at least three joist depths past the
damage, glued and screwed, usually does the job. If the end is nearly gone, I cut back to solid wood and install a
longer sister that bears well inside the bay, or add a hanger on a new ledger where that system is allowed.

For the rim, a new outer ply, glued and nailed to code, reduces racking. On balloon framed houses, the studs may
pass through to the sill. That detail changes how you slide the new plate in and may require temporary blocking
and toenailing. On platform framed homes, the bottom plate of the wall sits on the sill. If that plate shows termite
trails, replace it too. Termite wall repair sometimes means removing the first course of sheathing or siding to
access the plate, then weaving in fresh material. Plan on localized drywall work inside once the structural repair is
complete, especially around outlets at baseboard level.



Dealing with corners and irregular foundations
Corners demand patience. Remove one leg of the corner at a time. Use a scarf or half lap joint at the new plate
intersection to keep the corner tight, then add steel straps across the joint on both faces. Old foundations are
often out of level by half an inch or more over short runs. Rather than forcing the plate to follow a hump like a
roller coaster, snap a reference line at the wall and lightly grind the high spots on the concrete. The better the
bearing surface, the tighter your anchor nuts will stay and the less chance you will telegraph a wave into the floor
above.

In brick ledge areas, the plate may be set back from the foundation edge. Respect the required edge distance for
anchors and consider adding blocking so that sheer loads have enough meat to transfer. If your home has stem
walls that vary in width, keep a short section of plate loose at those transitions until you are confident the studs
land where they should.

Moisture management is termite management
Termites follow moisture. After the structural work, adjust the site so the building stays dry. Extend downspouts
to daylight or at least 6 to 10 feet from the foundation. Add splash blocks. Regrade so soil drops away from the
house at a quarter inch per foot, for at least the first 6 feet. In crawlspaces, a clean vapor barrier lapped and
taped, plus perimeter vents or a conditioned crawl strategy, can cut the humidity enough to discourage future
colonies.

At the interface itself, a sill gasket and capillary break help. If you have frequent wetting, consider a metal termite
shield atop the foundation. Properly installed, it forces termites to build their mud tubes in the open where you
can see them. It will not stop a committed colony on its own, but it buys you visibility.

Integrating repairs beyond the sill
Sill replacement intersects with several related scopes, and understanding them helps you budget and schedule.

Termite subfloor repair: if the subfloor has sagged near the exterior band, cut out and patch with tongue and
groove plywood or OSB of matching thickness. Glue and screw to eliminate squeaks. Reinforce joints over
blocking if they do not land neatly on joists.

Termite beam repair: in older homes with drop beams, termites often nibble at the bearing points. Jack and
support the beam, remove the crushed end grain, and add a steel bearing plate or new pier if the old one has
settled.

Termite attic wood repair: treat attic rafters or ceiling joists only after confirming the infestation type.
Drywood termites behave differently from subterranean ones at the sill. Repair with sisters or flitch plates,
balancing weight and clearance.

Termite drywall repair after termite treatment: mud tubes can stain or crumble behind drywall. Cut back to
clean paper, seal, and patch. If walls were shored and moved, expect hairline cracks at corners. A patient
finisher with mesh tape and setting compound will make them vanish.

The more you fold these scopes into a single plan, the cleaner the finish. Staggering them creates surprises like
finished flooring cutbacks that no longer align with the new baseboard height.

Cost, time, and where the money goes



Pricing swings based on access, length of replacement, and how much ancillary damage exists. For modest spans
totaling 20 to 40 feet, labor and materials might land in the 3,000 to 7,000 dollar range in many markets. A full
perimeter effort on a small ranch can run 12,000 to 25,000, and more if foundations are uneven or multiple trades
are involved. Add costs for pest control, permits, and engineering if required. If the project includes extensive
termite framing repair or joist work, add thousands more. Where crawlspace clearance is less than 18 inches, plan
on extra labor or limited excavation to create working trenches.

Time wise, small sections can be swapped in a day. Full perimeter projects often take one to three weeks with a
two or three person crew, plus cure time if you are using adhesive anchors and delays for inspections. In
occupied homes, we usually stage work one or two walls at a time, so families can keep living in the space with
minimal interruption.

Permits, inspections, and when to involve an engineer
Most jurisdictions treat sill plate replacement as structural work, so a permit is required. Inspectors generally want
to see anchor patterns, plate material, and moisture break details. In seismic or high wind regions, uplift and
shear requirements apply. When rot or termite damage has migrated into primary beams, or if you are uncertain
about load paths in a two story section, an engineer’s sketch is inexpensive insurance. I have had engineers adjust
my shoring plan on site for a complex bay window line, and it saved a cracked tile floor above us.

DIY or call a pro
If you have good carpentry skills, understand shoring, and your damage is limited to short, accessible spans, a
careful homeowner can manage termite sill plate repair. The risk comes from misjudging loads and from hidden
utilities. Piercing a gas line tucked along a rim joist is the kind of mistake that ruins a weekend fast.

When the scope grows or the structure is complex, look for termite repair services or a wood repair contractor
termite damage near me with real structural experience. Search phrases like termite damage repair near me, local
termite damage repair, or termite damage contractor near me, then vet the candidates. Ask to see photos of
shoring setups, anchor patterns, and before and after shots. A contractor who can explain when they choose
epoxy anchors versus expansion bolts, and who talks about moisture management, will usually deliver better
results than one who just says we will replace the bad wood.

Common mistakes I see, and how to avoid them
Over lifting is near the top. People crank jacks until baseboards pop and doors go out of square. Lift only enough
to relieve the load from the plate. Move slowly and watch for movement at stress points like window corners.

Rushing anchor work is another. Dirty holes and short embedments mean weak anchors. Blow out dust, brush,
blow again, then set the anchor. Respect the manufacturer’s cure times on adhesives. It is tedious. It also keeps
your nuts from spinning loose when you torque them.

Skipping the moisture fix is the long fuse mistake. You can execute perfect termite wood repair and still invite the
next colony if downspouts are aimed at the foundation or soil is piled against siding.

Reusing chewed studs or joist ends is false economy. If you can sink an awl more than an eighth of an inch with
light pressure, or if the grain looks grooved and stringy, cut back to solid and replace or sister.

A field example that ties the pieces together



A craftsman bungalow, 1928, partial basement with crawl wings, cedar siding. The owners called about a door
that would not latch and a wavy baseboard on the north wall. The pest company confirmed subterranean
termites and treated the soil perimeter. Our probe showed about 45 feet of compromised sill plate, worst at the
two corners and under a bathroom where a leaky wax ring had fed the party.

We set two lines of shoring inside the exterior emergency termite exterminator wall, one at the wall line and
one along the first interior beam, because the roof loads stacked on a carrying wall. Working clockwise, we
removed sections of sill in 6 to 8 foot bites, cleaned the stem wall, and installed new ground contact treated plate
over a self adhered gasket. Where old anchor bolts were sparse, we drilled and set epoxy anchors at 4 foot
spacing, with wider washers. At each corner, we used a half lap plate joint and added stainless straps on both
faces due to the coastal environment.

The rim joist on the north side had shallow scalloping. We added a new outer ply and installed joist hangers
where old notched bearings were questionable. The bathroom subfloor was punky, so we cut back to solid,
blocked all edges, and patched with 3/4 inch plywood, glued and screwed. Inside, we pulled the first 12 inches of
drywall on the two worst walls, replaced the bottom plate where it was soft, and reinsulated. After reattaching
sheathing and siding sections, we buttoned the interior back up with setting compound and new baseboards.
Downspouts got 10 foot extensions, and the gardeners adjusted irrigation away from the foundation.

From first jack to last coat of paint, it took thirteen working days without moving the homeowners out. Doors
closed smoothly again, and a follow up inspection a year later showed no movement or new pest activity.

What life looks like after the repair
A solid sill plate tightens the building envelope. Floors feel less bouncy along exterior walls, trim gaps behave,
and the structure is prepared for wind or seismic events with better anchoring. You still need a termite plan. Bait
stations or regular exterior perimeter treatments, paired with the moisture fixes, keep you from revisiting the
problem. Mark your calendar to walk the foundation every spring. Bring that awl, look for mud tubes, and
confirm your downspouts have not wandered back toward the foundation.

If you document the termite structural repair with photos and receipts, future buyers and insurers tend to view it
as a plus. It demonstrates maintenance and usually gets you out of the limbo where everyone suspects hidden
damage but nobody knows what is behind the baseboard.

Finding the right help, close to home

https://ricardohzcp825.huicopper.com/roof-safety-with-expert-termite-attic-wood-repair


When you type termite repair near me or wood repair contractor termite damage near me into a search bar, the
results can be a mix of pest companies, handymen, and general contractors. The best outcomes often come from
a team: a licensed pest control operator for treatment and monitoring, and a carpenter or GC with structural
experience for the sill plate and framing. Look for specifics in their language. If their past jobs include termite wall
repair, termite floor joist repair, and sill work with proper anchoring, you are in the right lane. Ask for one or two
references from homeowners whose repairs are at least a year old. Time tells the truth in structural work.

Replacing a sill plate around an entire house is not glamorous. It is kneepads and headlamps, alignment marks
on concrete, and the patient spin of a nut driver. Done well, it is also one of the most high leverage repairs you
can make to a termite stressed home. The house feels the difference the next time the wind comes up, and so do
you.


