The Capital

EXxpense ' $12,500 -
$30 000+

lnsurance
Won't Cover

ransitioning from passive
homeowner to active asset
manager.

tfpdtbl
ptI set replacement,
sudden emergency.
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Insurance is a catastrophe shield, not a maintenance fund.

STRUCTURAL FAILURE
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— My 25-year-old roof is leaking, — Insurance policies only cover
so my policy will buy me a new sudden, accidental Acts of God
one. (hail, high winds, fallen trees).

Wear and tear is a predictable capital expense. The slow degradation
of building materials is the homeowner’s absolute responsibility.
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The Adjuster’s Decision Tree

Path A
Storm/Hail/ Tree
A
Roof Damage
Reported
Y
; Sun exposure/Granule
Path B Loss/Age

Functional Damage
(compromised water
shedding)?

Cosmetic/Wear

Is there

YES —> COVERED.

Is it

YES —> CLAIM DENIED.

In high-storm states, carriers are capping coverage for
roofs over 15-20 years old, or shifting to Actual Cash
Value (ACV)—paying only the depreciated value of the
old roof, not the replacement cost.
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Shingles are merely the armor. The underlayment is the real roof.

> Shingles / Metal Panels:
The Protective Armor
(Cosmetic & Impact Defense)

> |ce & Water Shield /

Synthetic Underlayment:
The True Weather Barrier

(Stops infiltration)

> Plywood/OSB Decking:
The Structural Foundation
(The load path)

> Ventilation / Intake & Exhaust:
The Climate Control

A cheap quote only replaces the armor. A proper (Prevents rot and trapped heat)

replacement reconstructs the entire weather barrier.
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The 2026 National Cost Landscape

| 9 $12,500 (U.S. Median for a 2,000 sq. ft. home)

%_*_*

$8,000

1. Materials 2. Labor 3. Complexity
(Basic asphalt vs. specialized (Prevailing wage zones like Los (Dormers, steep pitches, and complex
metals). Angeles County vs. rural markets). valleys drastically increase hours).
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Material Lifecycle Comparison Matrix

= 7<% £t
: Architectural Asphalt :

Basic Asphalt (3-Tab) (Most Common) Standing Seam Metal
Profile: 1,800 sq. ft. Profile: 2,500 sq. ft. Profile: 2,200 sq. ft.
simple ranch. two-story. modern home.
Cost Range: Cost Range: Cost Range:
$8,500 - $13,000. $12,000 - $19,000. $25,000 - $40,000.
Lifespan: Lifespan: Lifespan:
15-20 years. 25-30 years. 50+ years.
Verdict: Verdict: Verdict: Lifetime
Entry-level baseline. The national standard. generational investment.
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The Hidden Rot Contingency Formula

You cannot assess rotten plywood sheathing until the
old roof is torn off.

The NAHB Recommendation:
Add a 10% to 15% liquid
buffer for homes over

30 years old.

The quoted replacement
cost (e.g., $15,000).

I
$1,500 to $2,250 must be held in reserve
for emergency structural change orders.
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The Compounding Cost of Delay

Year 3: Interior
drywall collapse.

Water Infiltration Pathway ~
Year 2: Attic insulation

ruined, mold develops.

Standard
Replacement:
$15,000

Total Cost

Year 1: Load path
framing compromised.

0 T 2 3
Time (Years 0 to 3 of failure)

Deferring a $15,000 roof replacement turns a routine capital

expense into a $30,000 structural disaster.




o Flag 1 (Gutters): Excessive black
granules in gutters (protective
surface is gone).

= | — e Flag 2 (Roof Surface): Curling,
cracking, or buckling shingle tabs.

Flag 3 (Ground): Shingle tabs in the
yard after a windstorm (sealant
strips have failed).

et . | ~—— () Flag 4 (Attic Interior): Daylight
visible through roof boards or dark
moisture stains.
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The Roof Over Fallacy

While some codes permit a second layer of shingles to save labor costs,
it creates severe long-term liabilities.

Hides underlying decking rot.

Traps heat and moisture,
accelerating failure.

¢ Adds immense weight
stress to the home's framing.

Prevents new shingles

CORRECT INSTALLATION INCORRECT INSTALLATION from laying flat and sealing.
(TEAR-OFF) (ROOF-OVER)

A full tear-off is the only way to ensure a proper, warrantied installation.
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The Contractor Vetting Scorecara

Category

Red Flag

Green Flag

Assessing Decking

Nails over soft wood.

Includes replacing up to 3
sheets standard; uses
formal change orders.

Flashing & Ventilation

Caulks over old flashing.

Installs new pipe boots,
step flashing, ice/water
shields, and calculates
balanced attic exhaust.

Permitting

Asks the homeowner
to pull the permit.

Manages all city permits
and schedules mid-roof
inspections.
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The Macro Environment
Reshaping Roofing in 2026

Rates

High interest rates make
HELOC financing costly;
proactive cash reserves are
critical.

Tax Credits

The IRA Energy Efficient
Credit offers 30% back (up to
$1,200) for specific Energy
Star-rated materials.

Supply Chain
Asphalt supply has stabilized,
but specialty metals and

imported tiles require long
lead times.

Building Codes

Extreme weather mandates
strict localized codes (impact
resistance for hail; Class-A
fire ratings and specialized
venting in wildland zones

like California).
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~ The Value of an Intact Building Envelope
P HH - et HAH

~_—Value Retention
/ A new roof rarely adds
-~ luxury value, but it
~ removes a massive
buyer objection,

securing the home's
~ baseline appraisal.

A roof is an
active system
that protects

every other asset i
in the house. g

Resale ROI —/

Expect to recoup
60% to 70% of
the replacement
cost at resale.

A roof that doesn't leak isn't a luxury. It is the bare minimum of a functional building envelope.
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The Active Asset Manager's Playbook.

.................

Budget for predictable wear and tear;
eliminate reliance on catastrophe
Insurance.

Mandate a full tear-off to inspect the
structural load path and decking.

Audit contractor quotes for o et e
ventilation, flashing, and municipal § [y e e e b i o
permitting—not just the
bottom-line price.

Secure a 10-15% liquid buffer
to absorb inevitable hidden rot
discoveries.
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