When to Choose Brick Veneer Painting Over
Staining or Washing

| have worked on brick veneer in the Houston area for over a decade, and one question comes
up again and again: should | paint it, stain it, or just wash it? The short answer is that it
depends on the condition of the brick, the climate you are in, and how much maintenance you
are willing to do. Brick veneer painting is not always the right move, but when it is, the results
can completely transform a facade. Let me walk through what | have learned from jobs in
Harris County, Fort Bend County, and the surrounding areas where humidity and expansive clay
soil make every finish decision a little more complicated.

Understanding Brick Veneer First

Brick veneer is not structural brick. It is a thin layer of real brick attached to a frame, usually
over plywood or sheathing. Because it is not load-bearing, it moves slightly with the house,
especially here in Houston where expansive clay soil causes foundations to shift. That
movement matters when you choose a finish. A stiff, non-breathable paint can crack or peel
when the veneer shifts. A more flexible system, like a quality acrylic latex paint over a proper
primer, handles that movement much better. | have seen too many jobs where someone
slapped a cheap paint onto brick veneer without thinking about adhesion or flexibility, and
within two years the finish was peeling off in sheets.

Painting vs. Staining vs. Washing

There are three main ways to change the color of brick veneer: brick staining, color washing,
and brick veneer painting. Each has a different look and a different level of permanence.

Brick staining uses a thin, water-based dye that soaks into the brick rather than coating the
surface. It leaves the texture alone and lets the brick breathe. Staining works best on clean,
unpainted brick that is in good condition. If the brick has been painted before, staining is
usually not an option because the stain cannot penetrate the old paint. | have used staining on
a few projects in the Heights area where homeowners wanted a subtle color shift without
hiding the brick character. It looks great, but it is not a fix for damaged or efflorescence-
covered brick.

Color washing is a technique where you dilute paint and apply a thin, translucent layer. It gives
a whitewashed or weathered look that is popular in coastal and farmhouse styles. The problem
with color washing on brick veneer in a humid climate is that the thinned paint often does not
bond as well as a full-strength coating. | have seen color-washed brick start to chalk and fade
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within a year in Houston. It can work if you use a masonry paint specifically designed for that
technique, but it requires more maintenance than a full paint job.

Brick veneer painting is the most common choice for homeowners who want to completely
change the color and hide imperfections. It is also the most forgiving option when the brick
has issues like efflorescence, spalling brick, or previous paint failure. A good paint job on brick
veneer can last eight to twelve years in our climate if done correctly. The key is in the prep and
the product selection.

Common Problems with Brick Veneer in Houston

Houston and the surrounding counties have specific challenges that affect brick veneer. The
first is efflorescence. That white, powdery deposit you see on brick is salt that gets pulled to
the surface by moisture. It is not harmful to the brick itself, but it can ruin a paint job if you do
not deal with it first. | always treat efflorescence with a masonry cleaner and a stiff brush, then
rinse thoroughly. If you paint over it, the salts will push the paint off from underneath.

Spalling brick is a bigger problem. That happens when moisture gets into the brick and freezes
or when the brick itself is low-quality and starts to flake and crumble. In Houston we do not get
many freeze-thaw cycles, but we do get a lot of rain and humidity. | have seen spalling brick on
houses in Fort Bend County where the brick veneer was installed without a proper moisture
barrier. Painting spalling brick without addressing the underlying moisture issue is a waste of
time. You have to repair or replace the damaged brick first, then seal the surface with a
concrete sealer or an epoxy primer before you paint.

Expansive clay soil is another factor. It makes the ground shift, which can cause cracks in the
veneer and the paint. A flexible acrylic latex paint from a brand like Benjamin Moore or
Sherwin-Williams can stretch with those minor movements. | have used both on brick veneer
projects, and they hold up well when the surface is prepped correctly. The mistake some
painters make is using a cheap, brittle paint that looks good for a season and then cracks
along every mortar line.

How to Paint Brick Veneer the Right Way

The process for brick veneer painting is straightforward but labor-intensive. Here is the general
sequence | follow:

e Clean the brick thoroughly. Use a pressure washer with a wide tip and a masonry
detergent. Let it dry for at least 48 hours.

e Repair any spalling brick, cracks, or loose mortar. Let repairs cure fully.



e Apply an epoxy primer. This step is critical for blocking stains, efflorescence, and
providing a uniform surface for the topcoat. | prefer a high-build epoxy primer
designed for masonry.

e Apply two coats of a high-quality acrylic latex paint or a dedicated masonry paint.
Benjamin Moore and Sherwin-Williams both have excellent options with good
humidity resistance.

e Seal the final coat with a clear concrete sealer if the veneer is in a flood-prone area or
gets constant splashback from rain.

| have used that method on a house in Meyerland that had been flooded twice. The brick
veneer was stained and had some efflorescence. After the epoxy primer and two coats of
masonry paint, it looked like new brick. The sealer added an extra layer of protection against
future moisture. That job was about three years ago, and it still looks great.

When to Skip Painting Altogether

Not every brick veneer needs paint. If the brick is in good shape and you just want a different
tone, brick staining is a better option. It costs less per square foot and does not peel. If the
brick has already been painted and the paint is in good condition, you can sometimes just
recoat it without stripping. But if the old paint is peeling or chalking, you have to remove it or at
least scrape off the loose areas before repainting. | have seen contractors try to paint over
peeling paint on brick veneer, and it always looks terrible within months.

Another situation where paint may not be the best choice is when the veneer is on a structure
that is prone to flooding. In flood-prone environments, even a well-sealed paint job can trap
moisture behind the brick if water gets in through a crack or a missing seal. If the brick is
below the flood line, | recommend using a breathable masonry paint or a concrete sealer
instead of a thick acrylic latex. But if the veneer is on an upper floor or away from standing
water, standard brick veneer painting works fine.

How Paint Interacts with Other Services

Brick veneer painting does not exist in a vacuum. On many of the jobs | have worked on, the
brick painting was part of a larger project that included drywall repair inside the house, cabinet
refinishing in the kitchen, or commercial painting for a storefront. For example, | painted the
brick veneer on a commercial building in Midtown that also needed the interior drywall repaired
from a plumbing leak. We handled both at the same time, which saved the owner time and
money. The same logic applies to residential painting. If you are already having the interior
painted, it makes sense to have the same crew look at the brick veneer. They already know
your house and your preferences.



Cabinet refinishing and brick veneer painting also pair well. If you are updating the kitchen
cabinets, the exterior brick is often the next thing a homeowner wants to change. | have done
jobs where we painted the brick veneer on the front of the house and refinished the kitchen
cabinets in the same week. The color choices can complement each other, and the homeowner
gets a cohesive look without hiring two separate crews.

The Bottom Line on Brick Veneer Painting

Brick veneer painting is a durable, attractive solution for changing the look of your home or
business, especially when the brick has issues that staining cannot fix. The key is to do it right:
clean, repair, prime with an epoxy primer, and use a quality masonry paint from a trusted brand
like Benjamin Moore or Sherwin-Williams. In a climate like Houston's, with its humidity,
expansive clay soil, and flood-prone environments, cutting corners on prep or materials
guarantees a short-lived finish.

If you are in Harris County, Fort Bend County, or anywhere in the greater Houston area, pay
attention to how your brick veneer is performing. If you see efflorescence or spalling brick, deal
with those issues before you even think about paint. And if you are unsure whether painting is
right for your situation, talk to someone who has done it before. A little upfront research saves
a lot of frustration later.



