
Termites do not wake up one morning and decide to eat a healthy, dry house. They follow moisture. If the
crawlspace is damp, the grading slopes toward the foundation, or the bathroom has a slow leak, termites are
more likely to show up and stay. I have crawled under plenty of homes where the wood looked like shredded
wheat next to a wet foundation wall, while joists across the crawlspace were fine. The pattern always points back
to water. That is why moisture control and termite subfloor repair belong in the same conversation. If you fix one
without the other, the problem returns.

Why moisture is the real accomplice
Both subterranean termites and their fungus companions need elevated moisture to thrive. Wood moisture
content above 16 percent is a yellow light, and above 20 percent is a red light. In a damp crawlspace after a rainy
week, I have measured 18 to 25 percent in rim joists near open vents and wet soil. Meanwhile, subfloor panels
under the living room read a stable 10 to 12 percent and show no damage. Termites exploit these microclimates.
They advance in mud tubes that keep their bodies humid and protected from air. If the environment is dry and
well ventilated or sealed and conditioned, tubes desiccate, colonies retreat, and infestations are easier to
eradicate.

Controlling moisture is not glamorous, but it is reliable. It also protects more than wood. Dry air slows metal
corrosion, reduces mold spore counts, keeps insulation effective, and helps HVAC equipment last longer. If you
tackle termite damage repair without addressing moisture, you are treating a symptom, not the cause.

The first signs underfoot
Pay attention to how a floor feels. Spongy areas near the kitchen sink, a bathroom that bounces, or tiles cracking
along a tub line often flag wet subflooring and hidden termite activity. In older homes with diagonal plank
subfloors, rot and termite galleries tend to follow plumbing runs. I have also seen drywall baseboards stain and
puff where subterranean termites came up through slab cracks and behind walls. Hairline gaps along baseboards,
paint blistering, and small pinholes in drywall are usually moisture issues first, then pest issues.

Plumbers sometimes get blamed for every soft floor, but I have traced many of these cases to poor drainage, a
missing vapor barrier, or yard grading that sends water under the house. Termites then do what they do, and the
subfloor pays the price.

How to inspect without missing what matters
A good inspection starts outside. Walk the perimeter after a normal rain, not a drought. Look for downspouts
that dump water at the foundation, soil that sits above the sill plate, and mulch piled like a blanket against siding.
Step into the crawlspace or basement with a flashlight and a moisture meter. Take a few readings at the rim joists,
the ends of beams, and below bathrooms and kitchens. Probe the subfloor with an awl near plumbing
penetrations. If it sinks in easily or the wood crumbles, you have structural questions to answer.

Termite tubes look like dried brown straws or veins running up masonry and piers. Break a few and look for
moist, active galleries. If you find live insects, do not start demolition yet. Treatment first, repairs second. A
licensed pest control operator should produce a written treatment plan and a WDI or WDO report. I prefer to
mark damaged areas with painter’s tape and snap photos with moisture readings in frame, then cross check after
treatment and drying.



Moisture diagnostics that actually guide decisions
Not every wet crawlspace needs the same fix. You can spend a lot of money solving the wrong problem. Focus on
the source, not the symptom:

Surface water from poor grading or short downspouts often creates the wettest bands along the edges of a
crawlspace. Extending downspouts 6 to 10 feet, regrading to achieve at least a 5 percent slope away for the
first 10 feet, and adding splash blocks can move the needle fast.

Ground moisture vapor, even with decent grading, will slowly load a crawlspace with humidity. Bare soil can
pump pints of water into the air every day per 100 square feet. A 6 or 10 mil polyethylene vapor barrier,
overlapped and sealed, cuts that off.

Ventilation strategies matter. In some climates, open vents invite humid summer air that condenses on cool
soil and framing. In others, passive cross ventilation helps. Sealed and conditioned crawlspaces with
dehumidifiers often win in mixed and humid climates, but they need proper air sealing and drainage to work.

Plumbing leaks in walls and under tubs can keep a local area wet enough for years. A moisture meter and an
infrared camera often confirm what a musty nose and squeaky floor suggest.

Numbers help you make a plan. Aim for 12 to 15 percent wood moisture content in framing and subfloor before
substantial structural repairs, and maintain crawlspace relative humidity near 50 to 60 percent in most climates.
Short term spikes happen after storms, but the 30 day average tells the story.

Drying the crawlspace and keeping it dry
There is no single recipe, but a coherent sequence keeps costs in check:

Stop liquid water first. Fix grading, add extensions to downspouts, and if needed, install a perimeter curtain
drain set in washed stone with a filter fabric. French drains work when they have an outlet and maintenance
plan, not when they are a hope.

Install a continuous vapor barrier on the soil. Seal seams at least 12 inches, run the poly up piers and walls a
few inches, and secure with butyl tape or mechanical fasteners on masonry. I like to add a thin layer of pea
gravel on top in high traffic crawlspaces to protect the plastic.

Decide on vented versus sealed. In hot humid regions, a sealed crawlspace with air sealing at the rim joist,
closed vents, and either a small supply of conditioned air or a dedicated crawlspace dehumidifier generally
keeps humidity stable. In dry regions, careful cross ventilation might suffice if grade and drainage are solid.

Air seal the band joist and penetrations. Foam gaskets around plumbing, mastic at duct joints, and rigid foam
at the rim with sealant all help control moist air movement.

Monitor with a remote hygrometer. A $30 sensor that logs RH and temperature provides more value than
guessing. If trends creep up, you can act before wood gains moisture.

That sequence has worked for me on ranches, bungalows, and pier and beam cottages. Once you dry the space
and treat any active termites, you can move confidently into termite subfloor repair and allied structural work.

When to repair and when to replace
You do not have to rebuild the entire floor system because a joist end is chewed. Start by classifying damage.
Cosmetic, structural, or both. If termites have only scalloped the surface of a sill plate without reducing its
bearing, borate treatment and monitoring may be acceptable. If a floor joist has lost a third of its depth over a 4
foot run, that is a structural issue.



Termite floor joist repair often takes the form of sistering, where a new joist runs alongside the damaged one.
The repair joist should extend at least 3 feet beyond the damaged area on each side, land on solid bearing, and
be fastened with a consistent pattern of structural screws or bolts. Adhesive at the interface helps share load and
limits squeaks. For heavily damaged members or long spans, laminated veneer lumber, or LVL, offers stiffness in
thinner profiles.

Termite sill plate repair typically means jacking the wall a fraction of an inch to unload the plate, removing the
damaged section, and installing pressure treated replacements with sill sealer, then reanchoring to the
foundation. If termite beam repair is needed at a main girder, add temporary shoring on both sides of the work
area before you remove anything. I like screw jacks on solid cribbing so I can fine tune elevation without
smashing plaster upstairs.

For termite subfloor repair, evaluate both the panel and the framing beneath. If plywood or OSB is swollen,
delaminated, or has channels that you can push through with a screwdriver, replacement is usually the right call.
In bathrooms, bring the replacement panel right up to the tub apron or shower pan with tight blocking so finish
flooring does not sag.

Choosing materials that last
Decades of repairs have nudged me toward certain material choices:

Subfloor panels: 3/4 inch tongue and groove plywood holds fasteners well and resists edge swell better than
many commodity OSB products in wet zones. In some builds, subfloor adhesive and ring shank nails or
screws set 6 inches on panel edges and 8 inches in the field keep floors quiet.

Framing lumber: Use kiln dried material so it does not shrink after installation, and consider borate treated
lumber for sistering where termites were active. Pressure treated lumber belongs at sill plates and anywhere
in direct contact with masonry or soil.

Fasteners: Structural screws simplify sistering and are easier in tight crawlspaces. Pre planning a fastening
pattern beats guessing upside down in the dirt.

Protectants: After the area is dry and repaired, brush on a borate wood treatment to exposed framing in the
affected zone. It offers a deterrent without the corrosion issues of some older preservatives.

Blocking and bridging matter too. When you cut out a subfloor section, tie the new panel to solid blocking on all
sides. Glue and screw to resist racking. These small details add up to a firm, quiet floor.

Coordinating with pest control for clean handoffs
Termite repair services work best when coordinated with the exterminator. Treating first prevents trapping live
activity between new and old wood. Ask for a diagram marking treated areas, and keep that with your house
records. If you find hidden galleries during demolition, pause and call the pest pro back for a spot treatment.
That collaboration prevents callbacks and helps with warranties.

Many homeowners search for termite repair near me or structural termite repair near me after getting a
treatment proposal. A reputable contractor will ask to see the termite inspector Watsonville pest control report,
moisture readings, and photos. If they do not, keep looking. Termite damage repair near me should not mean the
first person with a pickup and a pry bar.

Walls, attics, and the quiet places termites hide
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Floors get attention because people feel the bounce. Walls and attics can hide damage until it becomes
expensive. Termite wall repair might involve replacing bottom plates and the lower 6 to 12 inches of studs in a
small area. In balloon framed houses, where studs run from sill to roof, damage at the base can undermine
multiple floors. Temporary bracing, careful sequencing, and meticulous reconnection of sheathing and drywall
keep walls flat.

In attics, drywood termites sometimes damage rafters and purlins in warmer regions. Termite attic wood repair
ranges from simple scabs at rafter tails to doubled rafters under HVAC platforms. Access and safety, not just
carpentry, drive cost there.

Inside, termite drywall repair after termite treatment is often straightforward, but do not be fooled by a clean
paint job. Fix the structure first. Replace any compromised framing or sheathing behind. Then restore drywall with
proper vapor control layers if the wall is on an exterior boundary.

A focused walkthrough of a common subfloor repair
A classic case looks like this. A first floor bathroom had a decade of slow leaks at the wax ring. The crawlspace
was damp in summer, and subterranean termites followed the moisture up the toilet flange. The homeowner
called for local termite damage repair. We coordinated with pest control, who treated the soil and spot treated
accessible framing. We then:

Dried the crawlspace to below 60 percent RH with a portable dehumidifier and fans for a week, confirmed
that subfloor readings dropped to 12 to 14 percent, and installed a sealed 10 mil vapor barrier with taped
seams.

Removed the toilet and finished floor, cut back the subfloor to the center of joists, added solid blocking, and
installed a new 3/4 inch T and G plywood panel glued and screwed, with a stainless steel flange and proper
sealing of the new wax ring.

Sistered a notched joist with borate treated lumber for 6 feet past the damage, fastened with structural
screws and adhesive.

Reinstalled flooring, reset the toilet, and added a crawlspace hygrometer to keep tabs on moisture.

That repair lasted because we addressed the wet crawlspace along with the wood. If we had only swapped the
subfloor panel, the moisture would have crept back and invited new pests.



Costs, scope, and realistic planning
Budgets vary widely. Crawlspace moisture work can run from a few hundred dollars for downspout extensions
and grading adjustments to several thousand for full encapsulation with a dehumidifier and sump. Termite
structural repair costs swing with access and span. Replacing a few feet of sill plate on one wall might fall in the
low thousands including jacking and anchoring. Sistering several joists and replacing 100 square feet of subfloor
typically lands in the mid range, while main girder replacement with shoring and masonry work rises higher.

Get at least two written proposals if you can. When you search for a termite damage contractor near me or wood
repair contractor termite damage near me, look for someone who talks about moisture, not just carpentry. Ask
about how they will shore loads, whether they use pressure treated or borate treated lumber where appropriate,
and how they will fasten sisters. If a contractor proposes termite framing repair without any coordination with
pest control or moisture management, you are buying a short term fix.

Code, permits, and safety realities
Structural termite repair touches load paths. In many jurisdictions, replacing beams, altering joists, or extensive
sill work requires a permit or engineer’s review. It is not bureaucracy for its own sake. Floors carry more than
furniture. They brace walls, hold stair loads, and resist lateral wind forces. Temporary shoring should rest on solid
footings or cribbing, not dirt alone. I have seen bottle jacks punch into muddy soil. Take care.

Electrical and plumbing complicate repairs. Notch and bore rules govern how much wood you can remove for
pipes and wires. If you discover romex draped across damp soil in the crawlspace, bring an electrician into the
plan. A termite damage restoration that leaves unsafe wiring behind has not restored much.

Prevention that feels almost boring, yet pays for itself
Once the structure is sound and the moisture is tamed, keep it that way with simple habits:

Keep gutters clean, and verify downspouts discharge well away from the house. After a heavy rain, walk the
yard. If you see water ponding near the foundation, fix it.

Check the crawlspace or basement twice a year. Take a hygrometer reading, look for new tubes, and probe a
few suspect spots. Five minutes beats five thousand dollars later.

Add to that a respectful distance between landscaping and the house. Keep mulch a few inches below siding and
off the foundation. Store firewood away from the walls. If you add a bathroom or laundry, specify a high quality
pan and proper slope to the drain. Small choices like these form a moat of prudence around your investment.

Edge cases that complicate the script
Historic homes often sit on brick piers with mixed foundations. Sill plates may be wider than modern lumber.
Custom milling or stacked members can replicate strength without forcing incompatible materials together. In
coastal zones, salt air adds corrosion to the list. Choose stainless or double hot dipped galvanized connectors for
longevity. In high water table areas, drainage cannot fight gravity alone. A sump with a tight lid and an alarm
keeps vapor and noise in check.

Slab on grade additions that tie into crawlspace originals create microclimates at transitions. Termites love these
seams. Flashing, foam, and sealant at the rim keep moist air from sneaking into the crawlspace. If you are
planning a remodel, consider upgrading the whole moisture control picture, not just the bathroom getting tile.
Marginal improvements made piecemeal do not always add up to a dry system.



Bringing it all together
Repairing termite damage to house structures is as much about diagnosis and sequencing as it is about
carpentry. Termite wood repair can be elegant or brute force, depending on access and extent, but it will not
stand the test of time if the crawlspace stays damp. When you think about termite structural repair, think in
layers. Water management outdoors, vapor control underfoot, air sealing at the rim, targeted dehumidification
where climate demands it, verified pest treatment, and then disciplined subfloor and framing work. That order
prevents rework and usually saves money.

If you are scanning search results for local termite damage repair and feel overwhelmed, start simple. Get a
moisture reading. Walk the outside after rain. Call a reputable pest control company for an inspection and a map
of what they find. Then talk to a contractor who can handle termite floor joist repair, termite sill plate repair, and
termite beam repair with proper shoring and fastening. Many of us do coordinated packages so you do not have
to act as general contractor. A little patience up front makes for a quieter, sturdier floor and a house Vanguard
termite inspections watsonville that stays out of the termite rumor mill.

With the right order of operations, termite subfloor repair becomes a one time event, not a recurring line item.
Dry wood is your ally. Keep it that way, and the pests will look for a wetter address.
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