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The Critical Importance of Roofing
Maintenance, Inspections and Renewals

* The roofing systems, including decking and

balconies, covers and protects 100% of your
Investment

« Your main priorities are:
— Performance
— Cost
— Prevention
— Risk management



Components of a Good Roof System

Hip & Ridge Shingles

Ridge vent

Felt Underlayment

Shingles

Kitchen/Bathroom Ventilation
Wood deck

Starter Shingle

- |ce & Water Barrier

Eavestrough
Attic Rafter Vent

— Baffles for Air intake

- Insulation




The Critical Importance of Roofing
Maintenance, Inspections and Renewals

« Each of the priorities can be met by:

Undertaking routine roofing inspections and maintenance
Addressing design defects, deficiencies and damage

Cleaning drainage, scuppers, overflows, gutters, drain
catchments, surface debris, plant materials or build up that may
cause damage

Ensuring that only a qualified and insured technicians are
accessing and inspecting roofing systems

All of these will extend the life of the roof-:systems;, reducing cost
and risk of failure, and ensuring the property owner is prepared
for a scheduled replacement



Clogged drains cause pooling!




What is the right time to replace a
roofing systermn?

» Roofing renewals are best planned before systems falil. If
you wait until the roof fails, your community will be faced
with:

— Increased renewal costs

— Increased energy costs

— Increased Emergency costs

— Damage to building components

— Damage to strata lots and owner property
— Increased insurance claims, risk and cost
— Disruption in use of property

— Inability to control the buying process due to
emergency responses !



Wind Damage




Severely deteriorate shingles
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Worn out membrane
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Managing a roofing system on a new
building

* Roofing systems are a combination of roofing
materials that rely heavily on the design and the
Installation process in order to perform
dependably

* In most new construction the roofing system is
covered under the first 5 years of life

* The owner developer is required to provide an
operations manual for the strata corporation
Including all warranties and construction details
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Managing a roofing system in a New
Strata Property

* A roofing inspection at least 1 year prior to the
expiry date of the warranty will enable the strata
corporation to:

— Address and manage maintenance concerns and
requirements, which is an obligation of your warranty
contract

— File a warranty claim if there are defects with the
roofing system

— Be proactive to address roofing design, product or
Installation issues that may limit the life cycle of the
roofing system
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Managing a new roofing system in an older
strata property

* Does your strata council have a copy of the contract and
the warranty or warranties that were negotiated with the
new roofing system?

« Was an independent consultant used for the purchasing
process of the roofing system?

« Do you understand your obligations that may arise from
this contract?
— Inspection
— Maintenance
— Reporting
— How a claim is filed

— What is covered
13



Managing a new roofing system in an older
strata property

* If you have retained a consultant for the
purchasing process of the roof, have you:

— Retained copies of the reports,
— Reviewed the warranty documents if any,

— Scheduled routine inspections and
maintenance of the roofing system

— Allocated an annual/routine allowance for
roofing maintenance in your annual budget

— Retain an independent consultant to.inspect
and report on your roofing
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Choosing a Consultant

* Things to do when Consultant shopping:

— Do they have practical experience working on a roof
(Journeyman Certified)?

— Are they a Registered Roof Observer (RRO)?

— Ask about your consultants' work experience? (both as a
journeyman and as a consultant)

— Do they have experience working on roofs-like yours?
— Do they have Errors & Omission insurance?
— Will they actually go up on the roof?!?
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Different Common building types
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Flat & Sloped roof sections




Flat & Sloped on a high rise
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Different Cornmon Systems of Roofing in BC

EPDM Tape Primer and

EPDM Bonding Cement FEDM Sesm Tage

Roof Board EPDM
Mechanically Attached Non-Reinforced Roofing
Membrane

Roof Insulation,

Mechanically Attached Steel Deck

Fasteners
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EPDM (Rubber) single ply
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Different Commmon Systems of Roofing in BC

Roof Board Mechanically
Mechanically Attached Attached
Membrane
Fasteners A

) Lap Heat Welded

Roof Insulation

Mechanically Attached 10 t0 22 Gauge

Steel Decking

Fasteners
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Different Comnmon Systems of Roofing in BC

ICE & WATER S ..

SHEATHING / NDERLAYMENT PRCIE OllqKIDGE
DECKING '

LOW SLOPE
ROOFING
SYSTEM
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Asphalt shingles
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Different Commmon Systems of Roofing in BC

Roof Board
Mechanically Attached

Heat-Welded Bitumen
(Bottom Surface of Sheet)

1810 22 Gauge
Steel Deck
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2 ply SBS (torch-on)




Managing a new roofing system in an older
strata property

Maintenance Cycles
— Annual inspection and cleaning
— After every major weather event

— Within the conditions of the contract and product material
guidelines

— As recommended by the Depreciation Report
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What Can we expect for the life of our Roof?

A common quote and misunderstanding:

“this is a 35 year roof” this quote refers to the life cycle limit of
the materials or products; however, this assumes the roofing
system is in prime condition when it is installed, it is installed
correctly and with compatible materials, a limited number of
adverse weather events, and the client meets their routine
obligations of inspection, maintenance and renewals.

How long can we realistically expect our roofing system to perform
well?
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Time to replace our roofing system:

 When is it the right time to start a roofing
program for renewals?

— Inspections by an independent qualified roofing
consultant will determine the current roofing condition,
any required maintenance or defect corrections, and
provide a reliable time cycle and cost estimates to
plan for funding and timing.

— This process ensures all contractors are bidding on
the same design, materials and conditions of
Installation. The best method to accurately compare.

— The report will form part of the Strata Corporation

records
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Objective: replace the highrise roofing

« What do your owners expect?
— Quality roofing products
— Competitive pricing
— Warranty or assurances to protect the strata
corporation
— Stability of the roofing contractor

— Binding written contracts to protect the strata
corporation

— Independent assessments
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Basic Project Criteria

Defining the scope of work

Finding the right balance between budget and design criteria
Defining specific installation instructions

Finding the right contractors for bidding

Defining invoicing requirements

Defining manpower requirements & qualifications

Outlining guarantee requirements

Defining timeline of project

Outlining access to the buildings roof and ground areas
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Cycle of Roofing Renewal

« Determine what funding approval is necessary from the
strata corporation. Contingency fund approval, special
levy or combination.

* Retain a consultant to set the specifications, terms and
conditions for the new roofing system

« The specifications for bidding are created

« Establish if your strata corporation is seeking an
Independent warranty program to be‘included as part of
the bidding process

« Legal review of bid documents is recommended

« The consultant independently manages the bidding and

provides a report to the strata council .



Warranties, guarantees and Insurance Policies

« What are the different types of warranties

— Warranty issued by the manufacturer on product only (some do
offer labour coverage as well, for a higher cost)

— Warranty or guarantee issued by the contractor on labour (and in
some cases on materials as well)

— A third party warranty that is generally an insurance product
commonly identified on new construction or a roofing warranty
purchased by the client and issued by The Roofing Contractors
Association of BC
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Warranties, guarantees and Insurance Policies

Warranty issued by the manufacturer on product only (in many
cases)

These guarantees apply to the product and will rely on specific
conditions being met such as:

-Standards of installation and use
-Maintenance and Inspection

-Reporting requirements when there Is a defect
-Authorized contractors and installers
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Warranties, guarantees and Insurance Policies

Warranty or guarantee issued by the contractor on labour

These are assurances or guarantees issued by the company
contracted to install the roofing system.

They are subject to :
— The conditions of the contract
— Maintenance, Inspection and Reporting

— Normal operations and not extreme weather events
— The contractor continuing business operations
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Warranties, guarantees and Insurance Policies

— A third party warranty that is generally an insurance product
commonly identified on new construction or a roofing warranty
purchased by the client and issued by The Roofing Contractors
Association of BC

— Third party warranties have the highest level of reliability
although they are an additional cost. In the event the contractor
or manufacturer do not meet their warranty or installation
requirements, the insurer intervenes and meets their obligations
under the warranty.

— All conditions of warranties and contracts will still apply

— Contractors and products must be approved by the warranty
provider

— All work must be reviewed by an accepted Roof Observer
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How do we manage Warranties ?

Building and product warranties are a significant
value for strata corporations.

The strata corporation must create a schedule
of all product and material warranties and show
the expiry dates.

New construction is the most critical as
warranties require specific service, inspection
and reporting requirements.

Post your warranty schedule to a web site and
In the council minutes to track warranty dates
and reporting requirements 37



Warranty Schedule Sample

Warranty Component Date Issued Date of Expiry

Roofing Building A : July 1, 2020 June 30, 2030 (ten year
RCABC term)

Decks Building B: October 15, 2021 October 14™, 2026
contractor labour 5 year term

Decks Building B: October 15, 2021 October 14, 2041
Manufacturer (twenty year term)
Roofing Building B: October 15, 2021 October 14, 2026

RCABC (five year term)



Questions

Please submit your questions through the Q&A portal

This webinar will be posted to the CHOA web site and
accessible through our You tube channel

Please feel free to share this video and the resources
with your council and fellow owners

Additional questions: please emall

August 315t Webinar: Installing Electric Vehicle Parking
Stations and Managing User Fees and-Alterations
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Sean Lang, RSE, RRO

Email:
sean@iprc.ca
Phone:
604 -576-5740
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