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Houston Home Roofs: How Many Years Are
Left — and Why Insurance Asks About It First

Lifespan first, insurance second: materials, wear, quotes and replacement — in one guide

A roof is a wear layer with a lifespan: Houston sun and heat age it faster than its label suggests, and once it is old, the

insurance company asks about it first. This guide works through materials and lifespans, how to read the wear, why

insurance looks at the roof first, the repair-or-replace judgment and its reference ranges — so that before you offer,

the roof becomes a known number instead of an unknown risk.

Houston Home Roofs: How Many Years Are Left — and Why
Insurance Asks About It First

Roof Age Comes First

1. First, be clear on this: a roof is a wear layer with a lifespan — not a permanent part of the house

Many buyers tour a home looking first at the kitchen and the primary bedroom, and only glance up at the roof at the

very end. But a roof works more like a car tire: it is a wear layer, and the countdown starts the day it is installed.

Houston's  sun  intensity  and  summer  heat  rank  near  the  top  in  the  United  States;  ultraviolet  light  and  thermal

expansion and contraction grind at it every day. The mineral granules on the surface of asphalt shingles gradually

shed, the shingles grow thinner and brittle, and their ability to shed water falls with them. So the same shingle that

lasts a given number of years in a cooler region must be discounted in Houston — the “25 years” or “30 years” a

manufacturer advertises is a laboratory figure; real local life is usually shorter than the label, and when you run the

numbers on a purchase, estimate by Houston's climate, not by the advertising number.

The common roofing materials fall into a few types. Three-tab asphalt shingles are the thinnest and cheapest, used a

lot in earlier years, with a real local life roughly in the teens of years. Architectural shingles are thicker, with a stronger

layered look, and are now the mainstream choice in Houston, with a real life generally on the order of about twenty

years. Metal roofing is more durable, and its cost is clearly a grade higher. Spanish-style or concrete tile shows up on

Mediterranean-style homes: the tile itself lasts a long time, but watch the waterproof underlayment beneath it — the

underlayment fails first while the tile still looks fine, and the leaking has already begun.

2. How a roof's age is actually determined

A roof's “age” is usually not guessed; several things are lined up against each other: the seller's disclosure states the

roof's approximate year or replacement year; some replacement jobs left municipal permit records that match the

timing; and an inspector who goes up on the roof reads the wear and, combined with the material type, gives a rough

remaining-life judgment. One caution: the year on the disclosure occasionally does not match reality — some sellers

write down the year it was “repaired” as if it were the year it was “replaced,” and some simply do not know, because a

previous owner replaced it. If before signing the roof's year does not line up, or the seller cannot answer, keep the

inspector's written opinion on file — it is useful for the insurance quote as well.
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3. How to read the wear: the shape from the ground, the evidence in the attic

From the ground, look at the whole picture first: shingle edges curling and lifting, like leaves wilted in the sun, are the

classic look of aging material; areas that are locally dark, or have shed a lot of granules, already have a thin protective

layer. The valleys, the sides of chimneys, and the edges around skylights — the transition joints collectively called

flashing — are where leaks are most common; rusted or cracked metal flashing deserves separate attention. A few

small checks help as a reference: look at whether the gutters and downspout outlets hold a lot of black sand-like

granules — that is granule loss from the shingle surface, and a large amount means the shingles are nearly worn out;

a few loose shingles or lifted nail heads, taken alone, are a small repair, but if they are all over the roof, that is the

signal of a roof that has reached its age as a whole.

The truly conclusive evidence is in the attic. Go into the attic in daylight and look at the underside of the roof deck for

dark water stains and mold spots, and feel whether the insulation is damp. The traces in an attic do not lie: which

stain is old and dried, and which is still actively seeping — an inspector can tell them apart. When I tour a home with

clients and the roof is on the older side, I specifically ask the inspector to write the attic section in detail — when you

deal with the insurance company later, that record is your evidence.

4. Why, in recent years, insurers ask the roof's age first

This is the most important section of this guide. Texas homeowners insurance has tightened overall in recent years,

and among the first questions an insurer asks when underwriting, roof age ranks near the front. The logic is not hard

to understand: an old roof is the single item with the highest claim probability — one hailstorm or high wind, and a

young roof holds while an old roof becomes a string of claims. So what is common now: once a roof reaches a certain

age,  the  premium  rises  noticeably;  older  still,  and  the  roof  portion  is  switched  to  actual  cash  value  coverage

(depreciation  deducted,  paying  only  the  “current  value”)  instead  of  replacement  cost  —  for  the  same  roof

replacement, the money you have to add yourself differs by a wide margin; older still, and some companies simply

decline to insure, or require the roof to be replaced before they will renew. If nobody flags this before an offer, many

buyers  discover  it  only  a  few days before closing:  the house is  affordable,  but  the insurance is  either  absurdly

expensive or cannot be bought at all.

So the order should be: when you settle on an older resale home, do two things in parallel during the option period —

have the inspector give the roof a written remaining-life judgment, and at the same time have an insurance broker

produce a real quote at that roof age. If the quote comes out and the price is acceptable, move forward; if it cannot be

issued, or is so expensive it changes the budget, put the problem on the table while the option period is still open.

Drag this past closing, and there is no room left to maneuver.

How roof age flows into premiums, deductibles and underwriting terms is covered in this site's  Home Insurance

Guide.

5. Repair or replace: the judgment logic and the rough cost

Scattered damage — a few shingles lifted by wind, one flashing joint cracked, a leak in one spot — is usually repair

territory: the cost is relatively limited, repair first and then watch. If an entire slope has reached the end of its life,

granules are shedding over large areas, and old and new stains overlap in several places in the attic, then patching is

throwing money into water — you fix this spot and it leaks at the next; it should be evaluated as a full replacement. A

one-line dividing line: if the problem is at a point, repair it; if it is across a surface, replace it.

The cost of a full roof replacement tracks the area, the pitch, the number of layers (whether the old shingles must be

torn off), and the material grade. In the Houston market, replacing the roof of an ordinary single-family home with

architectural  asphalt  shingles commonly falls  in a reference range of  roughly eight  thousand to twenty thousand

dollars, and a large area, a steep pitch, or a premium material such as metal moves it clearly higher; this is only a

market reference range, and every home needs an on-site measurement before a formal quote. One more reminder:
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for a major item like a roof replacement, if the seller replaced it in recent years, have them keep the contract and

warranty documents from that job — the transfer terms of the material warranty and the workmanship warranty are

something you can write into the highlights when you sell the home later.

6. Buying a home: the roof questions to settle

The year, and whether documents support it — which year, and which company replaced it; the inspector's written

opinion on remaining life, roughly how many years; whether an insurance quote can be issued normally at the current

roof age, and whether the roof portion pays at replacement cost or actual cash value; and whether the attic shows any

sign of an active leak. Finish these four questions inside the option period, and the roof turns from an “unknown risk”

into a “known number” — whether to negotiate, and how, you will know where you stand.

7. Routine care: a few small things that clearly extend its life

A good part of a roof's life is “maintained” into it. Branches resting on the shingle surface for a long time both grind the

shingles and trap moisture; branches too close to the roof should be trimmed regularly. Clear leaves and debris from

the roof surface and gutters promptly, especially in the valleys. Attic ventilation matters a great deal in summer —

Houston attic temperatures are frighteningly high, and poor ventilation amounts to “steaming” the shingles from the

back side, which speeds aging; do not let insulation block the intake and exhaust vents. And once a year, have

someone go up and do a simple roof inspection, so small problems are solved while they are still  cheap. These

actions do not cost much, and what they buy is a roof that ages on its own schedule instead of failing early.

8. To close

When buying in Houston, the roof is one of the few items that “must be calculated clearly before you buy”: it has a

clear lifespan, a clear replacement cost, and it now directly decides whether insurance can be bought at all, and at

what price. Get the year clear, read the condition clearly, and obtain the quote early — what remains is all numbers

that can be negotiated.

If you have a home in mind, send me the address: I will first look at its area and approximate era so you have a sense

of it, and then we can tour it together on site.

If this is sitting inside your transaction right now, ask me — free consultation: (347) 774-5396 |
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This guide is general information only and is not an inspection or insurance underwriting opinion. For a specific home, rely on a licensed inspector's

on-site evaluation and an insurer's formal quote.

Feel free to share this guide with friends who may find it helpful.
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