
Seattle’s homes live with water. Rain rides in sideways off the Sound, wind pressures water through tiny openings, and
temperature swings push moisture into the places it doesn’t belong. When wood stays damp and ventilation is marginal,
fungal decay moves in. Around here, the first casualties are often sill plates and lower wall framing. They sit low, catch
splashback, and hide behind siding and trim where failing details can go unnoticed for years. By the time you see a soft
baseboard or a curled clapboard, the rot has often crept into the structure.

Dry rot is a misnomer. The fungi that consume framing need moisture to thrive. The fix isn’t just carpentry, it’s building
science. If you stop at patching wood and paint, expect the problem to return. A durable repair addresses both the damage
and the water paths that created it. That’s the line good crews walk every week on Seattle job sites.

What “dry rot” means in practice
Around the Puget Sound, dry rot typically involves brown rot fungi that break down cellulose and hemicellulose in
wood, leaving a crumbly, checked texture. In advanced stages, wood fractures across the grain and feels brittle even
when it looks intact. I often find it where three conditions overlap: a chronic source of moisture, limited drying potential,
and wood that stays in the 20 to 30 percent moisture content range for weeks. Think of the first 12 inches above grade,
deck ledger connections, window sills, and any horizontal trim ledge that traps water instead of shedding it.

Sill plates bear a particular burden. They sit on concrete, which wicks moisture, and they live at the bottom of the wall
where leaks collect. If the original build skipped proper sill gaskets, capillary breaks, or flashing at transitions, the wood
can load up with moisture even without a leak you can see. In older Seattle houses, I often see original Doug fir plates
that lasted 80 years, then failed in 5 after adjacent hardscape was raised or downspouts were redirected.

How rot starts at the sill and moves up
Most Seattle sill-plate failures trace to one or more of these situations:

Missing or bridged capillary breaks between concrete and wood, so the sill drinks moisture from the foundation.
Poor drainage at grade: soil or mulch stacked against siding, patios poured high, or planters tight to the wall.
Flashing breaks at doors and windows that funnel water into the sheathing cavity, where it migrates down and
soaks the plate.
Decks and stairs hard-fastened to the house without proper ledgers or flashings, which force water behind the
siding.
Air-leaky walls with cold sheathing in winter, causing interior vapor to condense inside the cavity, especially
behind impermeable claddings.

Once the sill is wet, rot spreads into rim joists, bottom wall plates, lower studs, and sheathing. In wood-framed
basements, you might see stained plates or efflorescence on concrete nearby. In crawlspaces, the first signs are fungus
blooms on the underside of the plate or stringy white mycelium along joints where air is stagnant. Above-grade, you
often discover it only after a siding repair in Seattle leads to a soft spot under the tool.

Early clues homeowners can spot
Rot hides well. Still, a handful of visible symptoms tend to show up months or years before a serious structural problem.
If I’m doing a Seattle dry rot inspection, I walk the perimeter with these in mind:

Localized paint failure low on the wall, especially blistering or alligatoring within the first two clapboards above
the foundation.
Baseboard or trim staining at exterior walls, or a musty smell in a specific room corner after a storm.
Soft, punky wood around door thresholds, brickmold, or exterior trim repair points, even when the surface looks
intact.
Siding nails rusting through paint, or nails that suddenly “miss” solid backing during a small siding repair Seattle
residents requested for storm damage.
Gaps at deck ledgers or stair landings where the house meets exterior structures, along with dark streaks below.

Any of those hints justify a closer look. In a crawlspace, probe the sill plate with an awl. Wood should resist. If your tool
sinks in more than a quarter inch with gentle pressure, call a dry rot repair contractor before the rains return.

Investigation that respects the house



Good repairs start with full context. I do not trust a plan built on guesswork. In Seattle, that means camera, moisture
meter, and a willingness to open up walls in a controlled way. Surface readings with a pin meter tell me if the area is
generally wet; a deep reading confirms what the core of the wood is doing. Infrared helps find cold wet zones, though it
reads temperature, not moisture, so I always confirm with a meter.

On a typical project near Ballard or West Seattle, we’ll pull two or three clapboards or a section of panel siding to expose
the sheathing and bottom plate. If there’s interior access, we’ll open a small area of drywall at the base to see if moisture
is traveling from inside or outside. local trim repair Seattle I prefer to open where we can tie repairs cleanly back into the
existing finishes. When homeowners hire siding contractors in Seattle, they often expect a clean patch. I plan the
exploratory cuts where the final seam will be invisible or least noticeable.

We also map water paths while it rains. If the forecast cooperates, I’ll leave some areas open and watch for dripping
points, wicking, or unusual airflow. A garden hose can substitute, but real weather tells the truth. Paying for an extra day
of observation is cheaper than rebuilding the same corner twice.

Sill plate replacement, the right way
If the sill plate is compromised, it must come out. There are safer and less safe ways to do it. I’ll describe the safe
approach because I’ve fixed too many “jack-and-pray” jobs.

Shoring comes first. Load-bearing walls carry floors and sometimes roof loads. Before we touch a plate, we transfer that
load to temporary supports. For a single-story exterior wall, a temporary stud wall inside can do the job: snug to ceiling
joists or the floor diaphragm with full contact at top and bottom. For two-story loads or long spans, adjustable posts with
a continuous beam spread the load. The goal is firm support with no uplift that would crack finishes.

With the wall supported, we remove the rotted plate in sections. A multi-tool and a sawzall make neat cuts around anchor
bolts. If the anchor bolts are corroded, they come out and get replaced. I like to clean the concrete thoroughly, then apply
an epoxy mortar or non-shrink grout to flatten imperfections. A proper sill gasket or capillary break is non-negotiable. I
use a closed-cell foam sill seal combined with a peel-and-stick membrane where seismic movement and air sealing are
concerns. In many Seattle neighborhoods, seismic detailing is as important as moisture control, so we often add new
plate washers and anchors to meet current code. That means drilling and epoxying new bolts if spacing was poor.

For wood, pressure-treated lumber rated for ground contact belongs at the sill. Not all PT is equal; look for retention
levels appropriate for direct contact with concrete and potential splash. The new plate should fit tight to the studs without
forcing them out of plumb. Where studs were compromised, we sister with new framing or replace them entirely. I
stagger splices and avoid lining up breaks in the same plane. If rim joists or band boards are damaged, they get the same
scrutiny and repair.

Before closing, I address air and water control layers. The interior air seal at the plate line prevents warm, moist indoor
air from streaming into the cavity and condensing on cold sheathing in winter. A bead of high-quality acoustical or
polyurethane sealant at the plate to subfloor junction does a lot of work for a small cost. Outside, tying weather-resistive
barrier, flashings, and siding back into the plate area correctly is what keeps the fix from becoming a repeat job.

Framing and sheathing: when to replace, when to reinforce
Decay can weaken wood long before it collapses. I replace any framing where a screwdriver can easily penetrate across
the grain, or where compression strength is clearly compromised. For studs with limited surface decay, epoxy
consolidants sometimes have a role. I reserve those for non-structural trim or isolated small losses. For sill plates, bottom
plates, and studs that carry real loads, solid wood is the answer.

Sheathing matters as much as studs. OSB that has swelled and delaminated does not return to strength. Even if the studs
look serviceable, I will remove and replace sheathing in the affected zone so that nail holding and lateral resistance aren’t
suspect. That also gives me a clean plane for new flashing details, which is half the battle.

Flashing and water management, specific to Seattle
This city throws wind-driven rain at walls from odd angles. Flashing details that pass in drier climates leak here. On trim
and siding repair, I default to redundant protection:

Kick-out flashings at roof-to-wall intersections so water leaves the wall, not down it.
Head flashings with end dams over every trim cap and window top, integrated shingle-style with the WRB.
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Drainable housewrap or a rainscreen gap behind siding, even a slim 3/8 inch furring space, which makes a
measurable difference in drying potential.
Proper weeps at masonry or stucco transitions, and a clear gap above horizontal surfaces like decks, patios, and
sidewalks.

When we provide siding replacement services Seattle homeowners request after a rot discovery, we strongly recommend
upgrading to a rainscreen assembly. Yes, it adds labor and a small material cost. It also buys forgiveness. A cladding that
can drain and dry is far more tolerant of the tiny mistakes every project contains.

Trim, detailing, and material choices that last
Finish carpentry can be the hero or villain of durability. Horizontal ledges catch water. Decorative bands, belly boards,
and tight miters look sharp on day one but often fail in year five if they lack slope and drip edges. When seattle trim
repair calls for replacement, I tweak profiles and back-prime aggressively.

For wood trim, I prefer vertical-grain cedar or primed finger-jointed pine only if it is well sealed on all faces. Many crews
skip back-priming; I don’t. On high-exposure walls, PVC or fiber cement trim removes rot risk, though it brings different
expansion and fastening quirks. If using composite or PVC, I still flash joints and avoid relying on caulk as the sole
defense. Caulk is a maintenance item, not a water management system.

At siding edges near decks and stairs, I provide a clear separation and a flashed termination. House trim repair often
includes replacing brickmold with a rabbeted profile and a proper sill pan at doors. A sloped sill with end dams is
standard for us, not an upgrade. When siding contractors in Seattle wa push back to save time, I remind them we are
judged not by speed but by the absence of callbacks in February.

Permitting, inspections, and cost realism
Most Seattle dry rot repair projects that involve structural work require a permit, especially if replacing sill plates, adding
anchors, or altering shear walls. The city’s permitting process has improved, but lead time still varies by season. For
straight like-for-like framing and anchor dry rot repair replacement, we often use an over-the-counter or subject-to-
field-inspection permit. When shear wall details change or we add new hold-downs, expect plan review.

Costs range widely because damage hides. As a rough sense from the last few years:

Localized sill plate replacement at a single corner with minimal siding work: often 3,000 to 6,000 dollars.
A full wall bay with new plate, several studs, sheathing, WRB integration, and siding/trim patching: 8,000 to
15,000 dollars.
Multiple elevations with rainscreen retrofit during siding replacement services Seattle wa homeowners pursue for a
long-term fix: 35,000 to 80,000 dollars, depending on house size, cladding chosen, and number of penetrations and
details.

Those numbers firm up only after selective demolition. A Seattle dry rot inspection that includes moisture mapping,
exploratory openings, and a written scope is money well spent. It narrows the unknowns before you sign a larger
contract.

What good contractors do differently
You can tell a careful crew by how they set up and how they talk about water. They protect landscaping, they stage
materials to stay dry, and they explain the water control strategy in plain language: where it sheds, how it drains, and how
it dries. They are comfortable declining shortcuts like face-sealing a leak with caulk that should be solved with flashing.
They know when to call in an engineer if shear panels or hold-downs are in play.

If you vet siding contractors seattle wa residents recommend, ask to see a recent dry rot repair Seattle project midstream.
Photos during demolition and rebuild show whether they integrate WRB, flashing, and rain gaps correctly. A dry rot
repair contractor should leave you with before-and-after documentation, including where hidden fasteners, anchors, and
flashings are. You or the next owner will appreciate that map.

Prevention that respects how Seattle buildings breathe
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Rot prevention is not a product, it’s a system. Ventilation, insulation, and weatherproofing have to work together in our
climate, or the cure becomes the disease. I see this when someone slaps foam-backed vinyl siding onto an older house
without adding a vapor-open WRB or attention to interior air sealing. The new skin traps vapor, the interior leaks air, and
moisture condenses behind the cladding. Six winters later, you are paying for seattle dry rot repair you never expected.

A durable plan includes:

Ground and drainage fixes: maintain a 6 to 8 inch clearance from grade to siding, slope soil away, extend
downspouts well beyond splash zones, and keep planters off walls.
Air sealing at the plate line and around penetrations so interior moisture stays inside until it’s exhausted via fans,
not into the wall cavity.
Balanced ventilation: bath and kitchen fans that actually move air to the exterior, and a habit of using them. If your
crawlspace is vented, make sure vents are not buried behind shrubs and that vapor barriers are intact.
Rainscreen assemblies during any substantial siding repair Seattle scope. That small cavity changes outcomes.
Regular small maintenance: repainting before coatings fail completely, re-caulking only where designed, and
checking deck ledgers and flashings yearly.

Case notes from the field
Wall by a back deck in Ravenna: the homeowner noticed a spongy feel at the base of a sliding door. The deck ledger had
been flashed with a single strip of metal that didn’t kick over the siding. Water ran behind, soaked the sheathing, and
collected at the sill plate. We supported the opening, replaced 10 feet of plate and three studs, added a sloped sill pan
under the new door, installed a proper ledger flashing with a kick-out, and rebuilt the siding with a 3/8 inch rainscreen.
Two winters later, moisture readings hold between 8 and 12 percent, and the paint looks fresh.

Corner near a downspout in Beacon Hill: splashback and a raised planting bed buried the first clapboard. The lower plate
was wet, but not yet structurally compromised. We removed soil to re-establish 8 inches of clearance, rerouted the
downspout, added a gravel drip line, replaced the bottom two courses of siding and the water table trim with fiber
cement, and sealed the interior plate line. No rot returned, and we never had to replace structural wood.

1920s craftsman in Queen Anne: original Doug fir plates sat directly on concrete. Decay advanced under a bay window
where ice formed on cold mornings. We jacked the wall carefully, swapped in PT plates with epoxy-set anchors and
seismic plate washers, added a peel-and-stick capillary break, and rebuilt the bay with new sheathing and a proper head
flashing and sill pan. The owner used the project to upgrade to a rainscreen under cedar shingles, preserving the historic
look with modern drainage.

When you should open the wall now, not later
Homeowners often ask if they can defer a repair until a larger renovation. Sometimes yes. If moisture readings are low
and the problem is clearly from a one-time event that’s been corrected, I document and monitor. But if you have chronic
wet readings, visible structural softening, or a deck or stair attachment that is actively leaking, opening the wall now
saves money. Rot does not pause for your schedule, and neither do carpenter ants and termites that sometimes follow soft
wood in our region.

Materials and techniques that punch above their weight
Small choices make large differences:

A true sill pan at every exterior door. I prefer site-formed with fluid-applied flashing or flexible membrane, sloped
to drain, with back dams and end dams. It costs less than replacing a threshold and subfloor later.
Back-kerfs and drip edges on exterior trim. A 10-degree slope that breaks surface tension sheds water better than
three beads of caulk.
Stainless or hot-dip galvanized fasteners in coastal or high-exposure zones. Galvanic corrosion around flashings
can create leak paths you don’t see until paint fails.
Ventilated rainscreen strips that don’t trap water at fasteners. Wood furring works, but I like composite strips that
maintain a consistent gap and resist rot.
Vapor-open, drainable housewraps that allow drying in both directions. When paired with interior air sealing, they
keep cavities drier in our marine climate.

Coordinating with other trades without compromising the envelope



Siding and trim often get opened for reasons that have nothing to do with rot: new electrical penetrations, heat pump
lines, or updated windows. If you are hiring trades, designate one responsible party to close the envelope correctly.
Random holes with a dab of caulk are how future rot starts. A competent dry rot repair contractor can coordinate
penetrations and provide sleeves, flashings, and sealants that respect the WRB and rainscreen. It is cheaper to do it once
than to tear apart new work because a line set leaked into the wall.

Choosing the right help
Plenty of capable crews handle trim and siding repair. The difference between a passable patch and a durable fix lies in
diagnosis and details. When you interview siding contractors in Seattle, ask how they handle discovery: do they build in
time for moisture mapping and selective demo, or do they price blind and rely on change orders? Ask how they integrate
with permitting for structural and seismic corrections. Look for photo documentation of the hidden steps — sill gaskets,
plate washers, flashing laps, rainscreen details. If they can show you that work, odds are they care about it.

Seattle homes can thrive in wet weather when the assembly is respected. Sill plates and lower framing don’t have to be
sacrificial. Build in a capillary break, provide a path to shed water, give the wall a way to breathe, and keep the ground at
arm’s length. When rot does show up, fix the wood and the reason it got wet. Do that, and February storms will be
something you listen to, not something you fear.
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