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1.0  INTRODUCTION 
 
1.1 Instructions 

 
1.1.1 A brief was received from Castle on the 4th February 2026 to provide an independent 

report on rising damp issues and the treatment recommended by Timberwise. South 

Tyneside Council Planning and Heritage Officers raised some technical queries 

concerning the suitability of the remedial proposals and they required a report from a 

Building Conservation Accredited Surveyor specifically. The Council’s concerns are 

expressed in the statement below as per their email to Castle of the 11th November 

2025:- 

 
“I would query whether the high external ground level is in large part to blame for the 

damp issues.  Groundworks, improved draining and better ventilation are measured 

more in keeping with the minimal intervention approach to managing the damp to this 

building. Drainage alone will not solve the problem of damp, but it will slow it down 

since the walls will be in permanent contact with the ground.  However, once the 

building is brought back into use, constant heating and ventilation will facilitate the 

dehydration of the walls”. 

 
The drawing on page 25 of the Timberwise Report indicates areas of slurry tanking 

required which is cementitious product that would only exacerbate damp issues. 

 
1.1.2 A fee proposal was submitted to Castle on the 5th February 2026 and subsequently 

an order was placed with RNJ Partnership on the 10th February 2026 to proceed with 

the survey.  The survey was carried out by Simon Nesti, BSc, MRICS, Building 

Conservation Accredited Surveyor on the 18th February 2026 commencing at 10.30 

am.  The weather conditions were fine and dry during the survey. 

 
1.1.3 The survey was specifically limited to commentary on the drawing titled ‘Proposed 

Basement Plan Remedial Works by GSS Architecture and annotated by Timberwise 

with comments on damp proofing treatments.  The Timberwise report dated 8th 

August 2025 reference NE16318/MW/LA updated was referred to during the survey 

of the property. 

 
1.1.4 For reference purposes please refer to the Proposed Basement Plan in Appendix A 

which includes further annotation by RNJ Partnership concerning the level of 

moisture content within the walls and the causes of dampness. 
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1.1.5 Refer to Appendix A, C and D for remedial proposals to mitigate against the cause of 

dampness. 

 
1.1.6 The building is a Grade II Listed Building, details of which are included in Appendix F 
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2.0 FINDINGS 

 
2.01 The drawing is titled Basement Plan however the internal finished floor level and the 

external ground level is such that the floor would be more suitably referred to as a 

lower ground floor.  There is only a limited area which is effectively below the 

adjoining ground level and this is referred to on the floor plan. 

 
2.02 The building is a late 19th century Grade II Listed Public Building (refer to the Listed 

Building Statement in Appendix C) and as such has been built to a high specification 

and standard with the use of dressed sandstone and architectural features 

particularly to the front elevation. 

 
2.03 The walls are of solid construction; there are internal concrete floors some of which 

have a wooden block herringbone pattern floor finish. The interior has been 

remodelled at a later date with the introduction of timber stud partitioning sub-dividing 

the larger rooms. 

 
2.04 The proposed remedial works referred to by Timberwise on the basement plan 

indicate electro-osmosis damp proofing, slurry tanking and heavy-duty security mesh 

to the wall in an isolated areas; they also include for careful removal of plaster of 1 m 

to full height with plaster mesh membrane to be installed. 

 
2.05 An examination and record of moisture content at levels within the walls was taken 

and these are annotated on the proposed basement plan.  It was important to review 

the external ground conditions and also that of the external wall concurrently with the 

readings taken within the interior and our findings are presented with reference to the 

external areas adjoining the room inspected.  The findings were as follows:- 

 
 

2.1 Store Room 
 
2.1.1 Moisture content readings varied with a high of 33% (refer to Photograph P49). 

 
2.1.2 Externally it is evident that the external ground level has been lowered and was 

previously at a higher level (refer to Photograph P12).  It is likely that this has resulted 

in penetrating dampness with moisture migrating through the solid wall construction. 

The external ground level of the path increased in height on the east elevation 

towards the north. As a consequence, lower moisture content readings were found 

in the Estates Room A and B which has reduced external ground levels. 
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2.1.3 Penetrating services in two locations were listed on this elevation and enter the building 

below ground.  A bespoke tanking collar should be introduced around the services 

penetration to prevent penetrating dampness (refer to Photograph P14). 

 
2.2 Estate Rooms A and B 

 
2.2.1 Multiple moisture meter readings were taken of the external and internal walls and 

these two rooms consistently produced lower readings which is to be expected as 

the external path was at a much lower level and therefore there is no risk of 

penetrating dampness (refer to Photographs P15-P36). 

 
2.2.2 It was noted that the brickwork mortar pointing is eroded at lower levels and would 

encourage penetrating dampness and this should be repointed.  It is also evident that 

the mortar pointing consists of black ash mortar which is known to be hygroscopic in 

nature (more absorbent to moisture and therefore prone to higher moisture content 

readings). 

 
 
2.3 Director of Estates and POD Room 

 

2.3.1 Exceptionally high moisture content (saturation level) readings were recorded in the 

corner of the Director of Estates Room.  The exterior yard was inspected and there 

was significant evidence of ponding with extensive moss and vegetation growth and 

blocked gullies and inadequate falls to the yard itself which would have contributed 

to the high readings.   

 

2.3.2 It was also noted that the adjoining boundary wall build up against and butting to the 

corner of the building is potentially forming a bridge which could cause the high 

moisture levels and dampness at this corner.  It is recommended that a vertical damp 

proof membrane is installed at the interface between the brick boundary wall and the 

corner of the building and a movement joint installed at this juncture (refer to 

Photograph P46). 

 
2.3.3 Moisture Meter Readings were also recorded on the west facing external wall of the 

Director of Estates Office and again this faces on to the yard which has flooded and 

ponded due to inadequate drainage (refer to Photograph P47). 
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2.4 WC 
 
2.4.1 The moisture readings up to 64% were recorded within this area and there is 

significant vegetation growth and ponding within the yard adjoining the external wall 

of the WC. There is also some buddleia evident which is opening up brickwork joints 

and further evidence of extensive ponding in the as joining area. 

 
 
2.5 Circulation Area 01 
 
2.5.1 Extensive efflorescence is evident to the joints within the painted brickwork.  This is 

caused by the evaporation of salts within the mortar following continuous moisture 

penetration within the external walls.  There is also a flat roof with defective covering 

above the Circulation space and this is an inferior condition and should be replaced.  

In brief the high moisture content is a result of penetrating rainwater via the flat roof 

and also via the external walls of the building itself.  Replacement of the roof covering 

and repointing of the external walls together with remedial work to the drainage of the 

yard and to the gullies should eliminate the source of the dampness to the external 

walls to this area. 

 
 

2.6 Plant Room 
 

2.6.1 The plant room is very similar to that previously described in that the efflorescence 

within the brickwork is as a consequence of penetrating dampness through the 

external walls potentially via the chimney.  This area has a concrete floor and there 

is no risk of any timber decay.  It has natural ventilation via grilles within the external 

wall and with the increased heat in the Plant Room and further dehydration of the 

walls will result and there is no remedial work necessary to the masonry walls in this 

space. 
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2.7 Circulation Area 02  
 
2.7.1 This part of the wall identified on the plan has been drylined and would appear to be 

chimney. The brickwork recorded a very high reading (refer to Photographs P60 and 

P61).  The wall is drylined however water staining is evident on the face of the wall 

finish and to the rear of the lining. This lining conceals the chimney breast.  It is likely 

there are failures of back gutter flashings and valley gutters and roof coverings at the 

juncture between the chimney and the pitched roof covering. Upon completion of the 

remedial works to the roof coverings and abutments it is unlikely that further rainwater 

penetration will occur.  The drylining should be removed to allow the masonry to dry 

out whilst the roofing works are completed. 

 
 

2.8 Circulation 02 (masonry pillars denoted as B and C)  
 

2.8.1 The readings taken to these two pillars revealed slightly elevated readings in isolated 

areas. On the balance of probabilities it is likely that the plaster is in contact with the 

concrete floor and bridging has resulted in vertical moisture transfer via capillary 

action to these areas (refer to Photographs P67, P69 and P74). 

 
2.8.2 It is recommended that the skirting is removed and the plaster cut back in isolated 

areas from the floor and repaired in a renovating breathable lime plaster.   

 
2.8.3 It is not necessary to replace the plaster generally with slurry tanking however, in 

isolated areas i.e. the Director of Estates and WC Room where the wall is saturated 

the lightweight gypsum plaster (hygroscopic) should be cut out and replaced in a 

breathable lime plaster. 

 
2.8.4 The defective salt contaminated plaster should be removed to allow the masonry to 

breath immediately.  It is also likely that once the building is in use and heated with 

natural ventilation, further drying out may result in efflorescence on the walls and this 

should be brushed and the walls redecorated as necessary. 
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• To prevent bridging and the transfer of moisture from the new path directly into 

the masonry walls it is recommended that a vertical damp proof course inserted  

as an isolating layer between the walls and the path; this is good practice and 

will eliminate the risk of any penetrating dampness. A sketch detail is enclosed 

in Appendix C and manufacturer’s Product Details in Appendix E.  It is also 

advised that a slight cross-fall is incorporated into the path to ensure surface 

water does not run towards the external wall 

 

• Install vertical damp proof membrane collars around the below ground 

penetrating services 

 

• If there is sufficient area i.e. to the south elevation install a 200-250 mm wide 

gravel margin at a reduced level; this serves as a pre-draining zone between 

the external wall and the built up ground levels.  This detail allows the external 

ground level to be reduced to ensure it is a minimum of 150 mm below the 

internal finished floor level.  This detail is included in Appendix D. This detail 

could also be used in conjunction with that indicated in Appendix C for the 

vertical damp membrane 

 

• Replacement of the yard with new gullies and the installation of a gravel margin 

adjacent to the external wall is advised. 

 

• South West corner: rake out the vertical joint between the boundary wall and 

external wall of the building and insert a vertical damp proof membrane, a 

flexcell filler board and polysulphide mastic joint to isolate the boundary wall 

from the external wall of the building 

 

• Allow for replacement of all defective gullies, rainwater pipes etc to the rear 
yard 

 

• Allow for replacement/repair of the roof coverings  

 

• Allow for removal of the drylining to the area marked A within Circulation Area 

02 to allow the masonry to dry on the completion of the roof remedial works  

 

• Allow for cutting back the plaster to areas B and C to Circulation 02; cutting 

back and reinstating in a breathable lime plaster 

  

• Repointing at low level in a NHL5 lime sand mortar i.e. below air brick level to 

the perimeter of the external walls and isolated repointing in areas which have 

been damaged by vegetation growth and surface rainwater i.e to the yard on 

the west elevation  

  

ChrisNixon
Text Box
Duplicate of content on pages 8-9.
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3.0 SUMMARY 
 

3.1 In our opinion there is no requirement to install an electro-osmosis treatment to the walls 

or a slurry tanking membrane. The damp issues observed are predominantly as a result 

of an absence of maintenance and consequent disrepair. This has resulted in penetrating 

dampness through the walls as a consequence of failures of the of rainwater goods, 

gullies and roof covering.  

 

3.2 The localised area of higher external path to the east elevation has resulted in migration 

of moisture into the solid masonry from the build up hardcore/fill.  Areas of reinstated 

ground (fill/paths) etc should be isolated from direct contact with the external walls by 

the introduction of a vertical damp proof membrane.  A free draining gravel margin should 

also be introduced if possible to prevent rainwater splashing out up the brickwork and 

bridging/migration of moisture.  

 
3.3 Our recommendations include for repairs to these elements together with interventions 

to mitigate against penetrating dampness at junction between the external ground level 

and the external walls.  

 
3.4 Internally areas of salt affected lightweight gypsum plaster should be carefully cut out in 

isolated areas (in saturated zones – refer to findings) and replaced in a lime plaster to 

provide breathability. 

 

 Our recommended are as follows: -  

 

Recommendations – All Areas 
 

• To prevent bridging and the transfer of moisture from the new path directly into 

the masonry walls it is recommended that a vertical damp proof course inserted  

as an isolating layer between the walls and the path; this is good practice and 

will eliminate the risk of any penetrating dampness. A sketch detail is enclosed 

in Appendix C and manufacturer’s Product Details in Appendix E.  It is also 

advised that a slight cross-fall is incorporated into the path to ensure surface 

water does not run towards the external wall 

 

• Install vertical damp proof membrane collars around the below ground 

penetrating services 
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• If there is sufficient area i.e. to the south elevation install a 200-250 mm wide 

gravel margin at a reduced level; this serves as a pre-draining zone between 

the external wall and the built up ground levels.  This detail allows the external 

ground level to be reduced to ensure it is a minimum of 150 mm below the 

internal finished floor level.  This detail is included in Appendix D. This detail 

could also be used in conjunction with that indicated in Appendix C for the 

vertical damp membrane 

 

• Replacement of the yard with new gullies and the installation of a gravel margin 

adjacent to the external wall is advised. 

 

• South West corner: rake out the vertical joint between the boundary wall and 

external wall of the building and insert a vertical damp proof membrane, a 

flexcell filler board and polysulphide mastic joint to isolate the boundary wall 

from the external wall of the building 

 

• Allow for replacement of all defective gullies, rainwater pipes etc to the rear 
yard 

 

• Allow for replacement/repair of the roof coverings  

 

• Allow for removal of the drylining to the area marked A within Circulation Area 

02 to allow the masonry to dry on the completion of the roof remedial works  

 

• Allow for cutting back the plaster to areas B and C to Circulation 02; cutting 

back and reinstating in a breathable lime plaster 

  

• Repointing at low level in a NHL5 lime sand mortar i.e. below air brick level to 

the perimeter of the external walls and isolated repointing in areas which have 

been damaged by vegetation growth and surface rainwater i.e to the yard on 

the west elevation  
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P1 – Historic photograph 
 
 

 
 

P2 –Existing East and South Elevations 
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P3 – Existing West Elevation 
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INTERNAL 

 

 
 

P4 – Store Room 25.2% m.c 
 

 
 

P5 – Store Room 26.8 % m.c 
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P6 – Store Room, no moisture content recorded 
 
 

 
 

P7 – Store Room 8.7% m.c 
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P8 – Store Room 33%  m.c 
 
 

 
 

P9 – East Elevation services penetration below ground level 
Note ground level above finished floor level 
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P10 – Estates A 14.6% m.c 
 
 

 
 

P11 – Estates A 14.6% m. c 
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P12 – East Elevation approximate height of internal finished floor level indicated 
 
 

 
 

P13 – East Elevation path 
  



8 
16 Barrington Street 

South Shields 

 
 

 
 

P14 – East Elevation services penetration 
 
 
 

 
 

P15 – Estates A 11.9% m. c 
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P16 – Estates A 12.9% skirting 
 
 

 
 

P17 – Estates A 11.3% internal wall 
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P18 – Estates A 9.6% skirting  
 
 

 
 

P19 – Estates B 10.7% m.c 
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P20 – Estates B 8.2% m.c 
 
 

 
 

P21 – Estates B 13.1% m.c 
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P22 – East Elevation brickwork below door threshold saturated 
 
 

 
 

P23 – Estates B 8.3% skirting m.c 
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P24 – Estates B 14.7% m. c 
 
 

 
 

P24 – Estates B 8.3% m.c skirting 
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P25 – Estates B 15.9% m. c 
 
 

 
 

P26 – Estates B 15.4% m .c 
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P27 – Estates B 10.1% skirting  
 
 

 
 

P28 – South Elevation 
(Note: existing vertical damp membrane used to isolate below ground fill/earth from the external 

wall and prevent migration of moisture) 
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P29 – South Elevation 
(Note: existing vertical damp membrane to isolate below ground fill/earth from the external wall) 

 
 

 
 

P30 – Estates B 15.3% m .c 
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P31 – Estates B 8.9% skirting  
 
 

 
 

P32 – Director of Estates 13.6% m .c 
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P33 – Director of Estates 15.7% Skirting 
 
 

 
 

P34 – Director of Estates 12.9% m. c 
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P35 – Director of Estates 99.4% (refer to Photograph P36) 
 
 

 
 

P36 – West Elevation yard – surface water ponding against the external wall of the building  
 
 
  



20 
16 Barrington Street 

South Shields 

 

 
 

P37 – Director of Estates 52.2% m . c 
 
 

 
 

P38 – Visual evidence of penetrating dampness 
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P39 – 43.7 m.c  
 
 

 
 

P40 – Director of Estates 25.2% m.c 
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P41 – Director of Estates 17.8% m.c 
 
 

 
 

P42 – Director of Estates 24.2% m.c 
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P43 – Director of Estates 13.6% skirting 
 
 

 
 

P44 – Director of Estates 15.5% m.c 
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P45 – Director of Estates 64.3% m.c note damaged paintwork and plaster 
 
 

 
 

P46 – Visual evidence of flaking paintwork and damp plasterwork 
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P47 – West Elevation – buddleia growth and blocked gulleys 
 
 

 
 

P48 – Skirting m.c 13.1 % 
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P49 – Skirting 15.8 % m.c 
 
 

 
 

P50 – Efflorescence on solid brickwork wall caused by penetrating dampness  
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P51 – West Elevation Plant Room 
 
 

 
 

P52 – External wall and ceiling of Circulation Area 2 affected by roof leaks -penetrating dampness 
from failed rainwater pipes 
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P53 – Plant and Storage Room 25.7% moisture content due to penetrating dampness 
 
 

 
 

P54 – West Elevation Plant Room 
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P55 – West Elevation sub-floor (no basement) 
 
 

 
 

P56 – North Elevation rainwater pipes discharge onto solid concrete contained within a stone plinth 
course 
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P57 – Plant Room penetrating dampness from front roof  
 
 

 
 

P58 – 12.8 % m.c 
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P59 – Plant Room 80% moisture content 
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Circulation 02 

 

 
 

P60 – Chimney – 41% moisture content (concealed behind drylining) 
 
 

 
 

P61 – Chimney – drylined 
(Note: damp staining) 
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P62 – Chimney/adjacent ceiling penetrating dampness evident 
 
 

 
 

P63 – Skirting 15.8% m.c 
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P64 – Wall 12.8% moisture content 
 
 

 
 

P65 – Wall 13.5% moisture content 
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P66 – Circulation Area 02, Wall solid pillar 
 
 

 
 

P67 – Circulation Area 02, Wall skirting 17.4% 
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P68 – 17.4% low level 
 

 
 

P69 – Skirting 20% 
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P70 – 14.7% m.c 
 

 
 

P71 – 12.5% m.c 
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P72 - 24.3% mc 
 
 

 
 

P73 – Moisture content reducing with height 11.9% 
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P74 – Potential bridging caused by migration of moisture via plaster in contact with the floor 
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Vertical Damp Proof Membrane – Sketch Detail 
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Perimeter Free Draining Margin 
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Product Details Vertical Membrane 
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Listed Building Statement 
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Limitations of Inspection 
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APPENDIX G 
 
 
LIMITATIONS OF INSPECTION 
 
 
 
LIMITATIONS 
 
The survey was an inspection of visible, exposed and accessible parts of the fabric.  We have not 

carried out any exposure of the structure or structural tests.  The following clauses should be read in 

conjunction with the Survey Report. 

 
 
UNEXPOSED AND INACCESSIBLE AREAS 
 
Detailed examination of structural members and all other areas which are unexposed or inaccessible 

has not been made and it is therefore not possible to report that any of these are free from defect. 

 
 
CONSTRUCTION 
 
All comments regarding finishes and construction have been made on a purely visual inspection 

therefore no guarantee as to the accuracy of the comments made can be given. 

 
 
THIRD PARTY LIABILITY 
 
This report is for the use only of the party to whom it is addressed and no responsibility is accepted to 

any third party for the whole or any part of its contents. 
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