Termites love two things most houses offer in abundance: soft wood and hidden moisture. When they find the sill
plate - the first piece of wood sitting on your foundation and carrying the exterior walls - they often feast there
for years before anyone notices. By the time the mud tubes or blistered paint appear, the damage can run the
length of a wall. That is when the practical question lands on the table: should you replace the sill plate or sister

it?

| have repaired sill plates in crawlspaces so tight we had to slither in on our backs, and in basements with ample
headroom and a rolling jack. Every house, and every infestation, draws its own line between replacement and
sistering. The goal is the same either way: restore full structural capacity and provide a durable, inspectable

barrier to keep termites from getting a second chance.

What the sill plate does, and why termites target it

The sill plate, sometimes called the mudsill, is usually a 2x6 or 2x8 pressure treated board bolted to the top of the
concrete or masonry foundation. It transfers load from studs, sheathing, and the floor system down into the
foundation. In many homes the rim joist bears on the sill plate and the sheathing nails into both. In higher wind
or seismic areas, the sill plate ties hold downs and anchor bolts together in the load path that resists uplift and

shear.

Termites favor the sill because it is near grade, often damp, and easy to reach from soil. If there is mulch piled
against siding, a clogged downspout, or a slab that pitches toward the house, you are basically sending engraved
invitations. Subterranean termites will build mud tubes up the foundation and into any gap under the plate. Over
years they replace solid wood with papery galleries. In cross section, | sometimes see a thin outer shell that looks

whole until | push a screwdriver through and it sinks to the ferrule.

Signs and first checks

Sill plate damage hides well. The giveaway signs are usually indirect: soft baseboard, musty smell, a floor that
dips near the exterior wall, or tight doors and windows because the wall has sagged a hair. Outside, look for mud

tubes on the foundation and soft or crumbling mortar in old block.
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On a first visit, | probe with an awl or a 6 inch screwdriver along the bottom of the rim joist and at anchor bolts. If
the tool sinks more than a quarter inch with light pressure, | mark it for further exploration. A moisture meter tells
me whether | am dealing with old dry damage or an active moisture problem that will defeat any repair. | also
pop a few short sections of baseboard in inconspicuous spots to see the back of the plate and the bottom of

studs. If the home has a finished basement, small test holes behind furniture can save headaches later.

For termite damage repair, treat the insects first. Good termite repair services coordinate with a licensed pest
control pro. After treatment, give them a bit of time to confirm activity has stopped. | have seen homeowners

rush to replace a sill only to watch new mud tubes appear on fresh lumber two months later.

Sistering versus replacement, in plain terms

Sistering means adding new structural members alongside old ones to restore capacity. In sill plate work, that
often means installing a new treated member tightly against the existing plate or under the rim joist, then tying
everything together with structural fasteners and straps. It can be quicker, cheaper, and less invasive if the

damage is moderate and access allows.

Replacement means removing the compromised plate entirely, usually in stages of 3 to 6 feet, after temporarily
shoring the wall. You install a new pressure treated sill with proper sill sealer, reestablish anchor bolts or
approved anchors, and reconnect the framing. It takes more time, more jacking, more coordination, but it resets

the assembly to like-new condition and lets you see exactly what you have.

Both approaches can meet code and restore strength when done correctly. The choice rides on extent of
damage, how the loads travel through that part of the house, access conditions, seismic or high-wind

requirements, and whether the existing plate is still worth trusting.

Quick cues to lean one way or the other

e Sistering is reasonable when less than about one third of the plate cross section is compromised, anchor

bolts and washers are sound, and loads can be safely transferred to a new member without lifting the wall.

® Replacement is smart when galleries run continuously, the plate crushes under light jacking, or bolts are

rusted, loose, or spaced too far for current requirements.

e Sistering helps in low headroom crawlspaces where cutting out the plate would force you to dismantle half

the floor system.

® Replacement is preferred where the house relies on the sill for shear transfer, such as braced wall lines with

anchor schedules, especially in seismic areas.

e Sistering can bridge short damaged segments cleanly, but it should not be used to mask broad, spongy

lengths that deflect under load.

Those are field rules, not absolutes. | have recommended replacement on short segments because | found
carpenter ant frass mixed with the termite galleries, which told me the wetting problem persisted and the wood
was too punky to trust. And | have sistered 12 foot runs where the plate was scarred but bolts were perfect and

the wall dead plumb.

How sistering a sill plate actually works

Think of sistering as adding a new, reliable bearing surface and tying it into the existing load path. You can

implement it a few different ways.



One method slips a new treated member, often a ripped 2x that matches the available height, under the rim joist
and tight to the foundation, fastened through the rim into the new piece with structural screws. If the original sill
still carries the anchor bolts well, you are essentially adding a second sill that shares the load. Blocking at intervals
keeps things tight and helps prevent rotation.

Another option is face-sistering: lagging a new 2x member against the inside face of the rim and studs, then
adding bearing blocks down to the foundation or to a new pressure treated ledger epoxied to the concrete. This
approach is helpful when obstructions prevent sliding a full piece under the rim, for example in a crawlspace

where pipes snake along the sill line.

Either way, you need to establish tight contact along the length. | carry hardwood shims and a small bottle jack
with a 4x4 pad. Lifting a sixteenth of an inch brings the load onto the new member. After shimming, | add straps
from the new member to studs and to the rim at regular spacing. Where uplift resistance matters, | will engineer
mechanical connectors that engage the existing anchor bolts or add new anchors for the sistered piece according

to manufacturer specs.

Do not rely on foam alone between concrete and new lumber. Pressure treated wood contacts concrete directly
all the time, but | still install a sill sealer where | can fit it, for air sealing and to reduce capillary moisture. | also
borate treat exposed cut ends of the new lumber and dust any remaining old wood with borate powder,
especially in termite prone regions.

A clean sister job requires judgment about fasteners. Common choices include hot dip galvanized or stainless
structural screws for wood to wood, and epoxy set threaded rod or masonry screws for concrete attachments.
When in doubt, check the load tables for the specific connector brand. General practice in my region uses 3 to 4
inch structural screws at 8 to 12 inches on center into solid members, with closer spacing at ends and at
concentrated loads like stair openings.

When replacement is the right call

If you can push a screwdriver through the sill with a thumb, the fibers are crushed, or you see the washers from
anchor bolts embedded in a mess of shredded wood, replacement is inevitable. Anchor bolts lose clamping force
as the wood crushes, and you do not get that back by sandwiching on a new piece. Replacement also gives you a
chance to correct sloppy original work like wide bolt spacing, missing sill sealer, or a plate that was never

pressure treated to begin with.

Replacement means shoring the structure temporarily. In a basement, | use adjustable lally jacks and a properly
sized beam to pick up the rim joist or the floor joists near the exterior wall. Never jack directly against drywall or
plaster. Spread loads with a 6x6 or double 2x12 beam, and add solid blocking to prevent slip. In a crawlspace, |

keep the jacking points on stable concrete pads or cribbing, not bare soil.

| remove the damaged sill in manageable sections. Every house has a different rhythm, but 4 to 6 feet lets you cut
old nails, maneuver new pieces, and maintain stability. Cutting around anchor bolts can be fussy. A multi-tool
with a carbide blade, a recip saw with a metal demolition blade, and sometimes a hole saw around the bolt help.
Protect nearby wiring and plumbing. | have seen more than one copper pipe nicked by an overzealous blade
under a cabinet.

Before setting the new plate, address the concrete. Scrape off old mortar or debris. If the foundation top is
irregular, a non-shrink grout can level shallow dips. Then lay a sill sealer, typically a closed cell foam strip, or a
bead of polyurethane sealant, depending on the spec. The new pressure treated plate drops in, holes drilled to

match existing bolts where salvageable, or new anchors installed.



For new anchorage, expansion anchors, screw anchors, or adhesive set threaded rod can all meet code when
installed correctly. Spacing varies by jurisdiction and design, but | commonly see 4 to 6 feet on center, with bolts
within a foot of each plate end, and tighter patterns at shear walls. In seismic zones, plate washers with specific
dimensions and hold downs at prescribed intervals are non-negotiable. If the house had only thin cut washers,

replacement is a chance to upgrade to square bearing plates that resist pull through.

Reattach the rim and studs with proper nailing or structural screws. Replace any bottom plates that show damage
before you button it up. If the exterior is brick veneer, coordinate with a mason for any needed adjustments to
weep holes or mortar joints. Once the wall is back on the new sill, release jacks slowly and listen. If you hear
plaster crackles or a stubborn window frees up, you have moved something. That is not necessarily bad, but it

tells you to go gently and in stages.

A field-proven workflow you can picture

® Confirm treatment is complete and moisture sources are addressed. Probe the sill, map soft zones, and mark
utilities. Stage shoring materials, a beam pad, and a jack. Take pre-repair photos of anchor bolt positions and

strap locations.

® Shore the load gently. Set a temporary beam under joists or the rim, tighten jacks only enough to relieve

weight from the plate. Add cribbing so one jack failure does not cascade.

® Open a section of wall as needed. Remove baseboard and small strips of drywall or plaster near the floor. Cut

nails fastening sheathing to the sill from inside with a multi-tool to avoid exterior damage.

® Execute the sister or replacement step with measured cuts. For sistering, slip in the new member, bring it
tight with light jacking, shim, then fasten and strap per layout. For replacement, remove the old plate, set sill

sealer, place the new plate, install or reuse anchors, then reattach framing.

* (Close and protect. Borate treat exposed wood, reinstall insulation, air seal gaps, restore drywall and

baseboard, and set a schedule to reinspect the area after the next heavy rain.

That five step version leaves out the head scratching and glove changes, but it is the backbone of termite sill

plate repair on real jobs.

Materials, fasteners, and the little things that matter

Use pressure treated southern yellow pine or Douglas fir rated for ground contact when possible. Termites are
not picky, so do not give them a second chance with untreated wood. If your foundation is damp, stainless
fasteners earn their keep. Otherwise, hot dip galvanized anchors and structural screws handle the chemistry of
treated lumber. Electroplated fasteners corrode too fast in this setting. | keep a range of Simpson or equivalent

connectors on hand so | do not have to improvise when a strap or clip can solve a tricky load path.

Sill sealer is not just for air sealing. It also smooths micro irregularities in the foundation top and reduces
moisture wicking. In older homes with stone foundations, the top is often uneven. In that case, a generous bead

of high quality polyurethane sealant under the plate, combined with the sealer, makes a better bed.

Borate rods or gels can supplement treatment in stubborn areas like a damp well room. They will not fix active
termites alone, but they make new wood much less appetizing. | predrill and insert them in hidden faces of new

members where specs allow.

Anchor bolt details are often the make or break of a job. In some basements | find bolts at 8 feet on center,

installed loosely through crushed wood, with tiny washers. Bringing the assembly to modern expectations is part



of true termite structural repair. If a design professional is involved, follow their schedule. If not, use the typical

pattern accepted in your jurisdiction and err on the side of tighter spacing near openings and shear walls.

Cost, timelines, and what drives both

Pricing for termite sill plate repair varies with access, length of damage, and the presence of complications like
brick veneer, finished basements, or tight crawlspaces. In straightforward basement conditions, sistering often
lands between 25 and 60 dollars per linear foot, including materials and a modest amount of shoring. In low,

cramped crawlspaces, the same sistering work can double, simply because a two hour task takes a day.

Full replacement ranges wider. A typical run might fall between 80 and 180 dollars per linear foot in accessible
basements, climbing to 200 to 400 dollars per foot where you need extensive shoring, new anchors throughout,
and interior finish restoration. If structural upgrades are required for seismic compliance, add more for hold

downs, straps, and inspection time.

Timelines follow the same logic. A two person crew can often sister a 10 to 20 foot run in a day. Replacement of
that run, with inspections and finish repairs, can stretch to two or three days. If you have termite wall repair,
termite floor joist repair, or termite subfloor repair tied into the same section, build in time to address those

layers in sequence.

Do not forget the soft costs: permits where required, an engineer’s letter if the city wants one, pest control follow
ups, and wall repairs. If you also need termite drywall repair after termite treatment, coordinate trades so the pest

tech can recheck before everything is closed up.

Common mistakes I still see

The first is treating the symptom, not the cause. If you do not fix drainage, grading, and leaks, termites will return,
and your beautiful new sill will be a buffet. Extend downspouts at least 6 feet, slope soil away from the

foundation, and keep mulch a few inches below the siding line.

The second is under-shoring. People remove long segments of plate without carrying the load. Doors rack, tile

cracks, and the rim joist bows. Shore early, shore often, and never trust a single jack.

The third is overlooking the load path. The sill plate is not just a shelf for the wall. It connects the house to the
foundation. If you sister a new member but forget to engage the anchor bolts, you have done half the job. Tie

the new work into the existing anchors or add new ones per spec.

Fourth, poor fastener selection. Coated deck screws are not structural screws. Drywall screws are not wood

connectors. Use fasteners with published ratings.

Finally, sealing the area tight without considering ventilation. In a crawlspace, vapor control is its own project. A
sealed crawlspace with a proper liner, perimeter sealing, and conditioned air can reduce future termite risk by

cutting moisture. A half sealed crawlspace that traps damp air can invite trouble.

A quick case from the field

A single story ranch in a termite heavy area called after a pest inspection flagged heavy activity along a 16 foot
kitchen wall. Inside, the baseboard felt springy, and a corner of the vinyl floor was wavy. The crawlspace had 16
inches of clearance and a forest of plumbing. The sill plate was chewed but the anchor bolts and washers looked
solid, rust free, and tight. Floor joists were surprisingly intact except for a sister needed at one joist end near a

leaky hose bib.



We treated the termites first, waited for a recheck, then planned a sister approach because full plate removal
would have required cutting multiple waste lines and gas piping. We prepped pressure treated 2x8s ripped to fit
the tight space, added a foam sealer strip, then used low profile bottle jacks and 4x4 pads to lift the rim a hair.
We slid the new members in sections, shimmed tight, and fastened through the rim with 4 inch structural screws
at 8 to 10 inches on center, supplementing with straps tied to studs and to the existing anchor bolts where we

could reach.

We replaced one short section of plate entirely at a corner that had crushed fibers, installing a new epoxy set
anchor to bring spacing within the inspector's comfort. Total time on site was three days including shoring,
sistering, a joist end repair, and baseboard restoration. The pest tech came back two months later, found no new

tubes, and the homeowner reported the kitchen door no longer sticking.

That job would have looked different in a basement with open access. There, replacement along the full run
might have been cleaner and faster. Crawlspace access dictated the choice, and the sistering solution met the

structural need without tearing the house apart.

Where sill plate repair intersects the rest of the house

Termite damage rarely stops at the sill. | check the rim joist, the ends of floor joists, subfloor edges under exterior
walls, and sometimes the first two feet of studs. Termite floor joist repair can involve sistering with full-length
members bearing on proper supports, not just short scabs. Termite beam repair is its own animal, and | bring an

engineer into the conversation when main girders show significant loss.

Inside, once treatment is complete, walls often need patching. Termite damage restoration is more than framing.
Taping drywall cleanly, reinstalling baseboard with a continuous caulk bead, and painting to blend make the
repair disappear. In attics, termite attic wood repair usually focuses on rafter tails and soffit framing where
moisture collects. There too, sistering often wins because access is tricky and full replacements can impact the

roof deck.

If you are the homeowner searching for termite repair near me, the first calls should go to reputable pest control
and a contractor who actually self performs termite wood repair. Ask to see pictures of past termite framing
repair jobs, not just kitchens and decks. Local termite damage repair teams understand soil types and seasonal
moisture swings in your area, which matter more than brochures suggest. If you are weighing structural termite
repair near me or a wood repair contractor termite damage near me, interview them for how they shore, what

fasteners they use, and how they plan to reestablish anchorage.

Permits, inspections, and documentation

Many jurisdictions require a permit for structural repairs to a foundation connection. Inspectors will want to see
anchorage, connectors, and sometimes the pest treatment proof. | photograph anchor bolt locations before,
during, and after. | keep receipts for materials to show pressure treated grades and connector types. If an
engineer is involved, | follow their notes exactly and keep a signed copy on site. Good documentation also helps

if you sell the house later.

Preventing the next round

After the sawdust settles, prevention is everything. Keep soil and mulch away from siding, maintain at least 6
inches of clearance from grade to any wood. Repair leaky hose bibs, install splash blocks or downspout

extensions, and make sure landscape edging does not trap water against the foundation. In crawlspaces, consider



a proper vapor barrier and either continuous ventilation or a full sealed system with dehumidification. Coordinate

with your pest pro on bait stations or periodic soil treatments. Annual inspections are cheap insurance.

| also like to leave small access panels where | can, especially behind finished rooms at known problem corners. It
makes termite wall repair or inspection less invasive if problems return. Marking the sill line in a utility room with
a discrete note about the repair date and method helps future contractors understand what they are looking at.

The bottom line on choosing between replacing and sistering

Sistering shines when damage is moderate, access is poor, and existing anchorage is trustworthy. Replacement is
the honest fix for crushed, heavily tunneled sills or for houses where the sill is a critical part of the lateral load
path. Both can be right. What matters is careful assessment, solid shoring, correct materials, and restoring the

path from roof to foundation without weak links.

If you are facing a chewed sill and wondering how to repair termite damage to a house you love, do not rush.
Bring in a pest control company and a contractor with real termite damage repair experience. Look at the whole
picture, not just the worst spot. Whether the solution is a well executed sistering plan or a clean replacement, the
repair should feel boringly solid when you are done. Floors quiet down, doors swing true, and termites go

hungry. That is the mark of good work.



