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 Unbiased Representation - We Work For You

 Founded in 1994

 Minority-Woman Owned, Veteran Managed

 14 local employees: New York and Florida 

Representation

 Roof and Building Asset Management

 Healthcare, Commercial and Industrial Sectors



Objectives

 Basic understanding of the roof as a system.

 Common roof types for commercial applications.

 Is there such as thing as the best roof?

 Understand importance of roof design, material 

selection and quality assurance monitoring.

 Common warranty misconceptions

 Don’t blame the roofer!

 Use the above to improve quality, lower costs and 

deliver superior patient experiences 
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Technical Articles and Industry Leadership

 Published numerous technical articles including:

 The discovery of highly corrosive wood fiberboard insulation, not 

previously known.

 The truth regarding thermal R-values of roof systems.

 Understanding roof warranties and using them to your advantage



The building was newly constructed 4 years prior to 

these pictures being taken.



The Roof As A System

There are thousands of roof types 

and system combinations.  This is 

a very large text book!  We will 

hit some highlights to help you 

better understand the basics.



Low Slope vs Steep Slope

 Low Slope will have a slope of 3:12 or less

 Steep slope is categorized as having a slope greater than 3:12

 Chart below shows slope rating:



Low Slope Typical Components

Waterproof Membrane

Insulation/cover board

Insulation  

Roof Deck



Roof Decks

 All roofing systems start with the deck.

Roof decks are used to displace the weight to supporting joists.

There are many types of roof decks. Some of the more common decks are:

Steel (metal)

Plywood

Structural Concrete 

Poured Gypsum Concrete

Cementitious Wood Fiber





Insulation

 Insulation’s main function is to protect against outside heat and cold. 

 A few of the most common types of insulation are:

Polyisocyanurate

Extruded Polystyrene (XPS)

Expanded Polystyrene (EPS)

High Density Wood Fiber

Perlite

Gypsum Board





Low Slope Membranes

 A roof membrane protects underlying roof assembly components and 

the building from water entry. 

 Membranes can be divided into four general categories:

Single Ply 

Modified Bitumen

Built Up Roof (BUR)

Sprayed or Liquid applied 

 The next few slides will expand on each division.





Single Ply Roofing Systems

 Single ply systems implies a roof membrane that is made up of just one 
layer

 Single Ply Systems can be divided into two major categories

 Thermosets (made from rubber polymers)

EPDM is the most common type of thermoset

It exhibits good resistance to ozone, ultraviolet rays, weathering 
and abrasion

Usually black in color and ranges in thickness from 45 mils to 
120 mils

 Thermoplastics (made from plastic polymers)

PVC and TPO are the most common types of thermoplastics

PVC (Polyvinyl Chloride)

PVC membranes are resistant to bacterial growth, many 
industrial chemical atmospheres and plant root penetration

Predominately White and are produced in a range of thickness, 
including 36 mils, 45 mils, 60 mils, 72 mils, and 90 mils



Single Ply Roof Systems Continued

 TPO (Thermoplastic Polyolefin) 
Majority of low slope market.

Lowest initial cost of installation.

Material pricing in the $1-2/sqft range.

Resistant to degradation from exposure to 
animal fats, some hydrocarbon oils and 
vegetable oils

Will not support the growth of 
microorganisms

Typically produced in a white or tan sheet 

Manufactured in a range of thickness 
including 45 mils, 60 mils, 72 mils, 80 
mils, and 90 mils



Modified Bitumen Roofing System

Modified rolled sheets composed of 
bitumen, modifiers and reinforcement. 

Most modified bitumen's employ 
multiple layer configurations 
consisting of a base layer and 
commonly a granulated cap sheet.  
Popularity grew as manufacturing of a 
more consistent rolled good product 
reduced “ on the roof manufactured” 
challenges often encountered when 
installing asphalt built up roofs.

Still employs a redundancy of plies, 
thicker membranes ~200 mil total 
thickness.

Average material cost of $4-5/sqft



Built Up Roof (BUR) Roofing System

 BUR systems are made up of multiple layers of bitumens and a 

reinforcement.  Bitumens were typically Asphalt & CTP. 

 Constructed in place, with multiple layers of protection 

commonly using hot asphalt as a binder, they provide a high 

quality roof that has a long history of performance and 

durability. 

 The plies used are now fiberglass reinforced sheets. The 

original carriers were organic felts.

 A BUR system will have up to 4 layers of adhered ply 

sheets finished by several possible surface layers; including 

a flood coat with gravel surfacing, a granulated cap sheet 

made with oxidized or polymer modified bitumen, or a cold 

applied solvent-or water-borne coating.



What Makes A Quality Assembly?



Design

1. Goal is to provide the building owner with a complete set of 

documents which clearly outline the project and requirements so that 

‘apples to apples’ bids can be received and compared.

2. Good design documents ensure code compliance and address 

specific details that are often non standard conditions.

3. Contractors proposals do not guarantee code compliance, good 

design principles or manufacturer compliant systems.



Hammurabi’s Building Code

 Maybe we should go back to 

Hammurabi’s Code?!

 Understand the fiduciary 

responsibility of all players 

involved.



IBC- Chapter 15

 International Building Code 

provides minimum standards.

 Demand that code compliance 

be called out in every proposal.

 Did your contractor pull a 

permit on your last reroofing 

job?



Importance of Proper Design, Specs and Quality Assurance

80%
of Construction lawsuits 

involve or are over roofing 

while the cost accounts for 

less than 6% of a buildings 

total price.

80-95%
of all roof failures are due to 

substitution of materials or 

poor workmanship*

*Based on studies and reports from RICOWI and The Manual of Low Slope Roofing



The need for design considerations to be evaluated by a design 

professional.

Manufacturer’s can agree on one thing…



Johns Manville

 “JM does not design, install or construct 

commercial/industrial roofs, nor do we own an 

interest in any firm that does. Thus, except under 

the terms of a JM Guarantee, we cannot be 

responsible for the design of the roofing system, or 

any roofing contractor’s workmanship in the 

repair/installation of the roofing system.”

 “JM will not be responsible for failure of the roof, 

or its roofing products, or for direct or 

consequential damage except as is expressly stated 

in the applicable guarantee. The roofing 

specification provided by JM is for guidance only 

and JM will not accept any responsibility for design 

or construction of the building.”





Sika

 “ The architect, consultant and/or engineer or 
design professional for a particular project bears 
the sole responsibility for the design of the roofing 
or waterproofing system, for the preparation of the 
specifications, the preparation and approval of the 
details and shop drawings, and for determining 
their suitability for a particular project or 
application. Sika Corporation makes no warranty 
of any kind, either express or implied, as to the 
content of this detail guide. Sika shall not be 
responsible under any legal theory to any third 
party for any direct or consequential damages of 
any kind arising from the use of this detail guide.”









Design – Real World Challenges

Thru-wall flashings 

installed too low and did 

not allow for adequate 

roof flashing height. 

The contractor wanted to 

install his flashings over 

the existing flashing to 

“comply with 

manufactuer minimum 

flashing heights”



Design Challenges Continued

Doors installed with 

no flashing height. 

This has resulted in 

constant leak issues 

after installation 

and reliance on 

caulking to prevent 

leaks.



Materials -

1. The best roof for your facility depends on a variety of factors.  There 
is no panacea.  Contributing factors include environment, foot traffic, 
geographic location, slope, interior conditions etc. 

2. Thousands of roof system types and manufacturers. What one is right for 
your facility?  Who should make the decision?  

3. Single Plies – Normally low cost with several types and formulations

4. Modified Bitumen – asphalt based with redundancy achieved by 
installing 2 plies.

5. Built–up asphalt/CTP roofs – Skilled labor a must, depends on 
redundancy, various applicable surfacing’s. 

6. Liquid applied membranes – Not just coatings anymore.  



Labor/Skill and the Importance of 

Monitoring



Monitoring

This insulation was not properly stored to manufacturers requirements and 

the insulation got wet.  Is was being installed.



Monitoring

The coping cleat above 
is improperly attached 

and does not meet 
ANSI/SPRI ES-1 
(building code)



Do you need a new roof? 

20% of roof replacements are needless. 

Leak Investigations are Key



Importance of Maintenance

 “Lack of care and 
maintenance…is cause 
for cancellation of this 
warranty”

 Not only can it cause 
new warranties to 
become void, it can cost 
you money in the short 
and long term.



Leak Investigations

Large amounts of condensation on the underside of the 

deck. A new roof is not going to stop this leak.



Don’t Blame the Roofer

 “….poorly maintained roofs 
where there are always roof 
problems to fix and nothing 
else is considered. Even on 
maintained roofs, roofers will 
look for roof problems and 
make repairs to anything in the 
vicinity, thinking the “roof 
leak: is solved. Meanwhile, air-
conditioning units or skylights 
continue to take in water.”



Leaks Are Not Good For Business

No matter where they come from



Would You Want This in Your Recovery Room?



“….not to have maintenance program can cost an owner as much 

as $0.15 per sq. ft. per year.”



Roof Collapse Due to Lack of Maintenance 

• Outside view of roof collapse • Clogged drain beside roof collapse • Inside view of roof collapse



 Save money

 Identify problems before they become catastrophic

 Comply with warranty obligations

 Save time

 Comprehensive Roof Data in one place

 Reduce headaches and complaints from reoccurring leaks

Maintenance and Proper Roof Management Benefits



Common Items Overlooked in Warranties

 NDL vs Value Limitations and Depreciation 
Schedule

 Roof warranties require regular inspections to remain 
valid.

 Leaks must be reported within 30 days in writing.

 All alterations to the roof system require 
authorization and written approval from the 
manufacturer.

 New Owners must transfer the warranty and it will 
require a fee (Some warranties are nontransferable).



Properly design the roof

• Comply & document

How to collect: Fair & Reasonable

Cone Mills, Carlisle SC

Examples of the $3,000,000.00 plus collected.

JP Morgan Florida Portfolio: Wood (Cane) Fiberboard (Dow)

GMH Hospital, BSA Bldg Roof Replaced (SR Products)

Westinghouse Nuclear (Stevens) 

NYL Data Center, GA (GAF)

NYL Data Center, NJ (Carlisle)

Cone Mills, Carlisle SC (JM)

Forsyth County, Fleet Service (VP)

IP, Augusta; Square D, SC (Tremco)

DTI (Siplast)

Warranties: They do pay!



BIASED OVERSIGHT



UNBIASED OVERSIGHT



Key Takeaways

❖Be an informed customer.  Ask questions until you understand.

❖Maintain a questioning attitude and understand the role of each player in 

the process(designer, manufacturer, contractor) and why each is 

important.

❖Put everything in writing and expect the same from your contractors. 

❖Think like Ben Franklin:  An ounce of prevention is worth a pound of 

cure.

❖Source leak challenges first prior to allowing repairs or 

recommendations to be made.

❖Develop partners not vendors.



THANK YOU


