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A COMMERCIAL PROPERTY MANAGER'S GUIDE TO

COMMERCIAL
FLAT ROOF
LIFE CYCLES

Understanding Maintenance Requirements, Restoration Windows,
and Replacement Timelines for TPO, EPDM, Modified Bitumen & Foam Roofs

CONSULTING + CONTRACTING EXPERTISE

Science-based roof management. Not guesswork.
Designed to maximize the service life of your roofing system.
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Why This Guide Exists

Our Promise to Commercial Property Managers

Most roofing companies sell roofs. We manage them. The Arizona Roofer was built by people who have
spent decades on both sides of the business — as licensed contractors who install systems and as
independent consultants who assess them without financial bias. That dual perspective changes everything

about how we approach a roof.

CONTRACTING CONSULTING SCIENTIFIC
EXPERTISE EXPERTISE METHODOLOGY
@® 40+ years of hands-on installation @ Independent roof assessments @ Infrared moisture scanning
experience ® No commission-driven bias @ Core sample analysis
@ Licensed AZ contractor @ Photo-documented reports @ System-specific protocols
@ 'PO, EPDM, foam, modified bitumen @ Capital planning & budgeting @ Longevity-focused design
systems @ Spec writing & bid review @ Manufacturer certification
PY Residential & commercial Ps Litigation support ° Warranty management

o ur work is simply better and more scientifically based — with the longevity of the system in mind.

HOW TO USE THIS GUIDE

Each page covers one phase of your roof's life. Use it to schedule maintenance, plan capital budgets,
and make confident decisions about restoration vs. replacement — before a crisis forces the issue.

Why Arizona Commercial Roofing Is Different

340+ Days of Sun Annually

UV exposure in Arizona is among the highest in North America.
Roof membranes and coatings degrade 2—3x faster than in
northern climates, making recoat intervals shorter and annual
inspections non-negotiable.

Thermal Cycling Extremes

Valley temperatures swing from below freezing in winter to 118°F+
in summer. Expansion and contraction stress seams, flashings,
and penetration boots far beyond what national average specs
anticipate.

Monsoon Season: July—September

Ponding water from intense summer storms accelerates
membrane breakdown on flat roofs. Proper drainage design and
pre-monsoon inspections are critical to preventing interior damage.

Palo Verde & Debris Accumulation

Organic debris from desert trees — especially Palo Verde seed
pods — clog scuppers and drains at a rate that surprises most
out-of-state property managers. Drain service 2-3x per year is
standard practice here.
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The Flat Roof Life Cycle: An Overview

A commercial flat roof doesn’t fail overnight. It ages through predictable phases — each with its own risk
profile, maintenance requirements, and cost implications. Understanding where your roof is in its lifecycle is
the foundation of smart capital planning. The chart below maps the six phases every flat roof passes

Y EA St QEAR%11-15 YEARS 16-20 YEARS 21-25 YEAR 25+

Prime Mature Aging Critical End-of-Life

Maintenance cost and failure risk generally increase through phases 4-6 without proactive intervention.

New Roof Prime Performance
Years 1-5 Years 6-10
Manufacturer warranty active. Minimal maintenance. Annual Roof performing as designed. Minor wear beginning. This is the
inspection recommended to catch installation defects early. ideal time to establish a formal maintenance program.
@® Annual professional inspection @ Bi-annual inspections
@ Keep drains and scuppers clear @ Recoat seams and penetrations
@ Document baseline condition @ Check flashing adhesion

(Prases

Mature Roof Aging Roof
Years 11-15 Years 16-20
Coating begins thinning. UV degradation accelerates. Proactive Leak risk rises significantly. Substrate may show moisture intrusion.
recoating now prevents expensive repairs later. Cost-benefit analysis of restoration vs. replacement is critical.
® Annual thermographic scan ® Semi-annual inspections
® Recoat field surface ® Core samples for moisture
@ Repair alligatoring cracks @ Restoration viability study

Critical Phase End-of-Life
Years 21-25 Year 25+
Most original systems are at or near end of design life. Restoration Replacement is typically the only economically sound option.
is still possible if substrate is dry. Replacement planning is urgent. Continued patching compounds future costs.
® Infrared moisture survey ® Full replacement planning
@ Restoration if <25% wet @ System upgrade evaluation
@ Replacement if >25% wet @ nsulation code compliance
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Maintenance Requirements by Phase

PHASE 1-2 | Years 1-10 PREVENTIVE

Annual Roof Inspection $280-$700
® Professionalwalk-throughwithwrittenreport. Catch installation defects, settlement cracks, and early drainage issues before
warranty expires.

Drain & Scupper Cleaning $210-$490
Y Clearorganicdebris(especiallyPaloVerde seeds in AZ). Blocked drains are the #1 cause of premature flat roof failure.

Penetration Sealant Check $420-$1,120
® Inspectandre-sealcaulkaroundHVACstands, pipe boots, skylights, and parapet flashing. Sealant dries out every 3-5 years :

in AZ sun.

Warranty Compliance
® Ensureallmaintenanceisdocumented. Many warranties require proof of annual inspection. Non-compliance voids coverage.

Time only

PHASE 3 | Years 11-15 ACTIVE MAINTENANCE

Field Recoating
® Applyfreshelastomericorsiliconecoating to arrest UV degradation. Extend roof life by 5-10 years at a fraction of replacement
cost.

$2.10-$4.20/sq ft

Seam & Flashing Reinforcement $1,120-$3,500

) Re-embedandsealallseamtapeonTPO/EPDM.Refasten and seal parapet cap flashing. These are the first failure points.

Ponding Water Correction $2,100-$7,000
) Addtaperedinsulationorcricketstoredirect standing water. Water that sits >48hrs accelerates membrane breakdown ’ ’
exponentially.

Infrared Moisture Survey $560-$1,680
® Baseline scantoidentifysubsurfacemoisture before it becomes structural. Thermal imaging after sunset reveals trapped :
moisture precisely.

PHASE 4-5 | Years 16-25 CRITICAL DECISION ZONE

Core Sample Analysis

: : ’ - : o : o $840-$2,100
o Extract physicalsamplestodeterminemoisture content in insulation layers. Critical for restoration vs. replacement decision. Do
not skip this step.
Full Restoration System e
® If<25%o0froofdeckismoisture-compromised: apply base coat, reinforcing fabric, and top coat. Restoration costs 40-60% less $4.20-$8.40/eq ft
than replacement.
Capital Replacement Planning . &
® If>25%moisturesaturation:begincompetitivebidding for full tear-off and replacement. Budget 12—18 months in advance. st b
Emergency Leak Response $700-$2,800+

® Temporaryrepairstoprotectinteriorwhileplanning permanent solution. Never defer active leaks — water damage multiplies
costs rapidly.

* Pricing shown is representative and will vary based on roof size, condition, access, and local market conditions.
These figures are intended to illustrate relative cost increases across the lifecycle, not as firm quotes.
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Roof System Types: Lifecycle by Material

TPO (Thermoplastic Polyolefin)
Design Life: 15-25 years

Most common on modern commercial buildings. Heat-welded
seams are its strength and its vulnerability. Seams must be
inspected annually; failed welds account for 70% of TPO leaks.

@® Years 1-5: Inspect seams annually, keep drains clear

@ Years 6-10: Re-weld or tape any seam separation; recoat field
@ Years 11-15: Full recoat with silicone or elastomeric coating
@ Years 16-20: Core samples; restoration or replacement

decision

PRO TIP: Silicone or acrylic recoat at Year 10-12 adds 10+ years

Modified Bitumen (Mod Bit)

Design Life: 15-20 years

Asphalt-based system installed in layers. Performs well in heat but
granule loss and surfacing oxidation happen quickly in Arizona.
Torch-applied systems require certified installers for any repairs.

@ Years 1-5: Seal blisters; clear drains; check flashing tin
@ Years 6-10: Apply aluminum or elastomeric reflective coating
® Years 11-15: Major recoat or partial overlay evaluation
@ Years 15-20: Full system evaluation; overlay or replacement

PRO TIP: Reflective coating at Year 5-7 cuts cooling costs 15-25%

Built-Up Roofing (BUR / Gravel)

Multi-ply asphalt system topped with gravel or cap sheet. Heavy and

durable but difficult to inspect. Gravel must be swept back for
inspection. Common onolder commercial and industrialbuildings.

EPDM (Ethylene Propylene

Diene Monomer) Design Life: 20-30 years

Durable rubber membrane with long track record. Shrinkage at
seams and penetrations is primary failure mode. Arizona UV
accelerates oxidation. Adhesive-set systems require more seam
attention than ballasted.

@ Years 1-8: Annual inspection; re-seal lap seams as needed

@ Years 9-15: Reseal all penetrations; apply EPDM primer +
coating

@ Years 16-20: Infrared survey; address shrinkage pulls at walls

@ Years 20-25: Restoration with liquid-applied EPDM coating

PRO TIP: Liquid EPDM recoat extends life 10-15 years

SPF Foam (Spray Polyurethane

Foam) Design Life: 20-30+ years

The most energy-efficient roofing system available. Seamless and
self-flashing. Requires UV-protective topcoat renewed every 5-10
years. Without recoating, foam degrades rapidly. With proper
maintenance, indefinitely renewable.

® Years 1-5: Annual inspection; touch up any mechanical
damage

@ Years 5-10: Recoat with silicone or polyurea topcoat (critical)

@ Years 10-15: Second recoat cycle; assess foam thickness

® Years 15+: Continue recoat cycles; foam substrate lasts

indefinitely

PRO TIP: Properly maintained SPF roofs never need full replacement

Design Life: 20-30 years

® Years 1-10: Flood test if accessible; annual drain clearing
@ Years 11-15: Remove gravel, inspect membrane, recoat or cap
@ Years 16-20: Moisture survey; overlay with TPO or SPF foam

PRO TIP: SPF foam overlay is most cost-effective BUR restoration

Add10,15,0r20yearsofwarrantedlife—withoutafulltear-off.BackedbymanufacturerNDL (No Dollar

Base silicone topcoat Premium reinforced coat

B Call (480) 435-5190 for a free SPF assessment and NDL warranty quote
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Restoration vs. Replacement: The Decision Framework

The choice between restoring a roof system and replacing it entirely is the most consequential financial
decision in commercial roofing. Made correctly, restoration can save 40—-60% of replacement cost and
extend roof life by 10-20 years. Made incorrectly — restoring over a compromised substrate — it accelerates
failure and wastes every dollar spent. The following framework is how we approach this decision at The
Arizona Roofer.

The Three-Factor Decision Test

Moisture Saturation Level Lsss than15% wet
Thesinglemostimportantfactor. Weuse infrared - Strong restoration candidate

thermography and core samples to determine the

percentage of wet insulation. 15-25% wet
- Marginal — partial tear-off + restoration

Greater than 25% wet
= Full replacement strongly recommended

Structural Deck Integrity Deck la dry and solld

Waterthat reaches thestructuraldeck — steel, - Restoration viable
concrete, or wood — causes corrosion or rot that
no coating can reverse. Localized deck damage

= Repair deck + restore remainder

Widespread deck damage
- Full replacement required

Remammg DeSIQn Life More than 10 years remaining

Evenadry roof maynotbe a goodrestoration - Restoration ROl is strong
candidate if it is approaching the end of its
engineered design life. 5-10 years remaining

- Evaluate cost vs. benefit carefully

Less than 5 years remaining
- Replacement is more economical

Maintenance Program Full Restoration System Full Replacement(Tear-Off)
$0.35-$1.05/yr

*Prices vary by roof size, condition, and market. Intended to illustrate relative cost differences across options.
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Capital Planning: A 25-Year Roof Budget Model

The single biggest driver of commercial roof over-spending is reactive maintenance. When roofs are
managed proactively — with scheduled inspections, timely recoats, and planned restoration — owners
consistently spend 30-50% less over the life of the building. The model below shows a science-based
spending timeline for a 20,000 sq ft commercial flat roof.

Period Roof Age Key Activity Cost (20k sq ft)* Without Program
Year 1 1 Initial inspection + baseline documentation $560 —

Years 2-5 2-5 Annual inspections + drain service (4 visits) $2,240 $3,360
Year 6 6 Penetration & seam resealing $4,900 $16,8001
Years 7-9 7-9 Annual inspections + minor repairs $2,520 $6,300
Year 10 10 Full field recoat (elastomeric or silicone) $49,000 $63,0001
Years 11-14 11-14 Annual inspections + thermal survey Yr 12 $4,480 $11,200
Year 15 15 Seam reinforcement + penetration rebuild $11,200 $35,0001
Years 16-18 16-18 Annual inspections + core samples Yr 17 $5,320 $16,800
Year 20 20 Full restoration system (if substrate viable) $126,000 $308,000%
Years 21-25 21-25 Annual inspections on restored system $3,500 N/A

TOTAL — 25-Year Proactive Program $209,720 $460,460+

t Emergency repair scenario without program. # Full replacement cost if restoration deferred beyond viability window.
* Costs are representative estimates. Actual costs vary by roof size, system type, condition, and market pricing.

Supporting Research & Industry Sources

@ National Roofing Contractors Association (NRCA)
NRCA Roofing Manual: deferred maintenance increases lifecycle costs 25-40% on commercial flat roofs.

PY Whole Building Design Guide — National Institute of Building Sciences

hoactive roof management programs reduce total roofing expenditure by 30-50% vs. reactive strategies.

@ Oak Ridge National Laboratory (ORNL) — Building Envelope Research
SPF and reflective coating systems deliver measurable energy savings and extended service life when maintained per specs.

@ RSMeans Construction Cost Data (2023-2024)
Industry-standard cost database: replacement at $10-20/sq ft and restoration at $4-8/sq ft consistent with current Phoenix-area market rates.
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Ready to Know Where Your Roof Stands?

We offer a free, photo-documented roof evaluation with zero high-pressure sales.
You get a complete written assessment of your roof's current phase,
maintenance needs, and a clear restoration-vs-replacement recommendation.

40+ YEARS SCIENCE-BASED $0 PRESSURE
Consulting & Infrared & Core Sample Written Reportwith
Contracting Experience Diagnostics Zero Obligation

What Your Free Evaluation Includes:

Visual inspection and photo documentation of entire roof surface
Identification of your roof's current lifecycle phase

Drain, scupper, and ponding water assessment

Flashing, penetration, and parapet wall evaluation

Written report: maintenance needs, restoration potential, timeline

Honest restoration vs. replacement recommendation — no upsell pressure

Scan to visit thearizonaroofer.com




