
The Critical Role of Asphalt Maintenance: Sealcoating and Crack Filling in 

Morris County 

The lifespan of a new asphalt paving in Morris County is not solely determined by 

its initial construction; it is critically dependent on consistent, high-quality 

maintenance. Ignoring simple maintenance steps like sealcoating and crack filling can 

reduce a 20-year pavement life to just 10 or 12 years, especially given the region's 

climate. These two processes are the essential, protective outerwear for any paved 

surface. 

Sealcoating: The Essential Weatherproof Jacket 

Seal coating is the application of a protective liquid sealant over the asphalt surface. 

This thin layer is absolutely vital for longevity in New Jersey. 

 UV Protection: The sun's ultraviolet (UV) rays cause the asphalt binder (the 

petroleum-based cement that holds the aggregates together) to oxidize, making the 

pavement brittle, gray, and prone to cracking. Seal coating blocks these UV rays, 

preserving the pavement's flexibility. 

 Chemical Resistance: It provides a protective barrier against damaging chemicals 

like motor oil, gasoline, antifreeze, and, significantly in Morris County, road salt 

used for de-icing. 

 Aesthetics and Curb Appeal: A fresh seal coat restores the pavement's deep, rich 

black color, which significantly enhances the visual appeal of a property. 

Timing and Frequency: Experts in asphalt maintenance Morris County 

recommend waiting 6 to 12 months after a new asphalt surface is laid to apply the first 

seal coat, allowing time for the original surface to cure fully. After that, a fresh 

application is recommended every 2 to 3 years, depending on traffic volume and sun 

exposure. Commercial properties with higher traffic often require a tighter 2-year 

cycle. Using high-grade, commercial sealants is non-negotiable for ensuring the best 

protection and longest-lasting finish. 

Crack Filling: Stopping Water Invasion 

Cracks are unavoidable. As asphalt ages and is subjected to temperature fluctuations, 

minor cracks will appear. If left untreated, these hairline cracks become conduits for 

water, leading to rapid sub-base saturation and the formation of severe damage 

(potholes) under the freeze-thaw cycle. 

 Hot Rubber Sealant: Professional asphalt maintenance Morris County utilizes 

specialized hot rubberized crack sealant. This material is heated to high 

temperatures (often over 350°F) and poured directly into the cleaned-out cracks. 

Upon cooling, the rubber forms a flexible, watertight bond that effectively seals 

the crack. 

 Flexibility is Key: The rubberized material is designed to expand and contract 

with the surrounding asphalt as temperatures change, maintaining a seal year-

round. Unlike cold fillers or non-specialized caulks, hot rubberized sealant 

provides a long-term, durable barrier against water and freezing. 
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By adhering to a simple, scheduled maintenance regimen of seal coating every 2-3 

years and prompt hot-rubber crack filling as needed, property owners can maximize 

their asphalt investment, avoid expensive repairs, and keep their pavement looking 

sharp throughout its entire intended lifespan. 

 


