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CHAPTER I

A.

INTRODUCTION & SUBJECT DEFINITION

Image 1. View towards the Managua Lake from a dead end street within a neighbourhood of the Central Area. Source: Silvio Balladares, personal archive.
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The process of the phenomena of urbanization within developing countries in Latin America, such as
Nicaragua, has increased the appearance of urban informality in the socio-spatial structure. Moreover,
the lack of a clear planning framework has led Nicaraguan cities such as Managua, to an urban
structure, which is no longer related to its context. Thus, increasing social, urban and environmental
vulnerability of the most susceptible part of the population.
In Managua, the sectoral approach to spatial planning development is causing urban growth to be
directed through market-based initiatives, as well as fragmented and punctual public interventions. It
lacks an inclusion of spatialization of regulations as tools to begin with the process of inclusion and
assessment of values; to avoid the continuing loss of identity and sense of place of the city.
Managua seems to be a never-ending nest of problems and there is no clear starting point within the
city’s development plans. That is why the approach of cultural heritage assets as the redevelopment
strategy was taken forward, based on the hypothesis that if there is a functional recuperation of the
Historical City Core by the recognition of its assets (cultural, spatial and social), the identity of the city
can be restored as well as the activation of the city’s urban restructuring towards a more coherent
urban form development.

A. 1

This resulted in the proposal of a new model of development that aims at integrated actions with a
multi-dimensional, multi-actor and multi-scalar setting. The necessary outputs to reach this model
are present within this thesis and range from an analytical framework, to vision and strategies to an
operational framework. Overall, this thesis proposes to replace missing links with a flexible and dynamic
frame that achieves integrated relations of systems and governance levels.

EXECUTIVE SUMMARY

Image 2. View towards the Managua Lake: seen: the former Cathedral of Managua, the National Palace and the Presidential
Palace. Source: www.flickr.com/photos/welshkaren/3339336428/ taken on 15 November, 2013

The thesis finalizes with recommendations for further application possibilities as it is clear that this
graduation project is an academic exercise and the implementation of this proposal needs coordinated
policies to face complex changes and to respond to the need of sustainable development.

PREVIEW
Proposals (Outcomes):
National (Spatial) Development Plan
(Integration of Systems)

1. Analytical Framework

Regulations

(Reference to its application: sections
A.3 -p.54- and B.3 -p.95- of Chapter II)

Stakeholder
Demands

Review of
Current Conditions

(Reference to visions: city scale -p.70-,
local scale -p.123- and intervention
scale -p.178-)

Municipal Plans

Civil
Society
Department Citizen
Councils

2. Local Development Strategy
within a Regional Strategy

AMUNIC
Association of
Municipalities

MUNICIPALITY OF
MANAGUA

MARENA
Ministry of
Natural Resources

EXTERNAL
COOPERATION

MTI
Ministry of
Transport and
Infrastructure

PRIVATE
ENTERPRISES

EXECUTION AGENCY

Private
Sector

Partial Plans
Policies
Instruments & Principles
(spatialization)

Local Citizen
Councils

CIVIL SOCIETY

CIVIL SOCIETY

TECHNICAL
AID

MUNICIPALITY OF
MANAGUA
(TERRITORIAL DISTRICTS
I, II, IV)

PRIVATE ENTERPRISE
TECHNICAL AID

EXECUTION AGENCY
EXECUTIONERS

BOARD OF TRUSTEES

CENTRAL GOVERNMENT

EXECUTIONERS

BOARD OF TRUSTEES

3. Visions and Framework for
specific local interventions

Criteria
Solutions

(Section C.3 -p.159- Chapter III)

INTEGRATED CONSERVATION APPROACH

4. Decision Making Process:
Management and Spatial Planning
Framework.
(Chapter IV, section A -p.163-)

Regional Alliances
(Neighbouring
Municipal Strategies)

Critical Review of the
Spatial Planning Framework

1.

2.

3.

4.
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STRUCTURE OF THE THESIS DOCUMENT

OVERVIEW OF SCALES & LOCATION

The thesis is structured by components that are related to each other and consequently organize the
table of contents and story line. It is important to highlight, for example, the close relation the Central
Area vision has with the Intervention Scale proposal and the Operational Framework proposal. Another
example is the relation between the definition of the subject and the evaluation chapter, among others.
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B. METHODOLOGY AND APPROACH

C. THEORETICAL FRAMEWORK

OUTPUT

Sections

Chapter II

Chapter III
Chapter
IV

Transnational & National scale

D. RESEARCH CONTEXT

A. CITY SCALE: MANAGUA

ANALYTICAL FRAMEWORK (I)

B. THE CENTRAL AREA OF MANAGUA

ANALYTICAL FRAMEWORK (II)

A. WHY THE HISTORICAL CITY CORE?

Regional & Municipal scale

OPERATIONAL
FRAMEWORK

B. CURRENT CONDITIONS
HISTORICAL
CONTINUITY
C. PROPOSAL

D. FUTURE SCOPE

REFLECTION

EVALUATION

LOCAL DEVELOPMENT STRATEGY

URBAN AND LOCAL VISIONS;
CONTEXT BY SCALAR REVIEW

DEFINITION OF THE SUBJECT

Chapter I

A. INTRODUCTION & OBJECT OF STUDY

Urban & Local scale (Historical Core in grey)

CENTRAL AREA’S PROBLEM FIELD
- Stagnated decay

Image 4. Central Area street next to the Frixione Park. Source:
taken by the Author on October, 2010.

A. 2

Image 5. Buildings in ruins due to the 1972 earthquake within
the Central Area. Source: by the author on October, 2010.

- Informal process

PROBLEM FIELD

Image 3. Conditions of inhabitants living in buildings in ruins due to the 1972 earthquake. Sajonia Neighbourhood. Source:
taken by the Author on October, 2010.

Problem Statement
Since the devastating earthquake of 1972 there hasn’t been a clear planning framework for the urban
development of the city of Managua. This has denied the city with a planning direction, which recognizes
the potentials of its Historical City Core that today is a complex area with lost functional and structural
values. This has generated throughout the years a disembedded network of market-based investments
as its periphery. This spatial transformation of Managua has led to a social urban form that is no longer
related with its wider context generating worlds of inequality, alienation and injustice with an informal
and deteriorated historical centre.

Image 6. Informal areas in Managua. Source: www.flickr.com/
photos/kroonskollektion/3347328358/in/photostream/

Image 7. Informal shop. Source; www.flickr.com/photos/kroonskollektion/3350054182/in/photostream/

- Risk from natural hazards

The lack of a planning framework for the city has also determined its low sustainable performance.
The new developments to the south of the city centre are causing significant changes in the patterns of
drainage and infiltration due to increasing urbanization and deforestation, the effects of which result in
the emergence of new flood zones, as well as increased sedimentation process on the shores of Lake
Managua. This generates high environmental vulnerability in the Historical City Core area adding up to
the existing social vulnerability it possesses.
Nonetheless, in recent years due to the interest of the current Government, there has been a response
through specific projects to this social vulnerability. However, these punctual projects lack an integrated
view that includes environmental issues, cultural and historical values and the vision of the city as a
whole.

Image 8. Image taken of the Central Area right after the 1972
earthquake. Source: n.d.

Image 9. Flooded area in the Malecón of the Lake Shore of
Managua lake. The Faith plaza is identified. Source: taken by
the Author on October, 2010.
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AIM & PURPOSE
Aim
Recognize the importance of the Historical City Core in relation to Managua’s city structure as a
reinforcement of the identity of the city towards generating a vision of urban structuring based on
heritage and cultural landscape values that amplifies its opportunities, seeks functional inclusion and a
better environmental performance.

?

A. 3

DEFINITION OF THE SUBJECT

Image 10. A family living in a building in ruins due to the 1972 earthquake. Sajonia Neighbourhood. Source: www.flickr.com/
photos/kroonskollektion/3346229308/

This section, as well as the next one, formalizes the definition of the subject of this graduation project.
This subject definition process brought the necessary step of defining the focus variables. These focus
variables are represented within the research questions. These questions limit as well, the scope of the
project and set the base to clarify the methodology to accomplish the work load within a reasonable
time frame.
Overall, this academic exercise includes material that supports the main headline of the proposal. It
is by showing the full extend of these processes, specially of the planning framework review, that the
process becomes tangible and realistic; and supports the lines of thought extracted from it.
Consequently, it is within this section that the hypothesis is described. The hypothesis functions as the
backbone of the project and the element that sticks together the context reviews and the intervention
scale. This is because within the hypothesis the role of the Historical Core (intervention scale) is
described as the possible regenerator of the urban structure of Managua, and this needs a larger scale
strategy to fit into. Without the interrelation of scales and systems the local scale proposal would fall
into the endless list of projects that do not have neither hierarchy nor a specific urban context vision
that binds them as a whole. The interrelation of scales, as well as the integration of challenges in a
multidimensional and multilevel setting, grounds the proposal and permits the characterization of the
strategies.
- 10 -

Existing lost identity of the Historical Core within the
city structure’s market based growth and dispersion.

Aim: rebinding the Historical Core towards regaining
its structural role and city identity through its assets.

Purpose
The lack of a coordination framework on the territorial decision-making skills has determined a
concentration in specific areas of the city of small development groups. This has determined the
process of the economic investment as punctual fragments throughout the city and has reinforced
the loss of functional relationships with areas of complex functionality. This means a loss of the city’s
urban structure, which is made evident in the loss of value of the historical core from the functional
standpoint and also from the urban structuring one.
This lack of integration of different necessities and values in the planning framework has also responded
in a negative environmental expression. The new areas of development drag environmental issues to
the lower areas of the city in the lakeshore of the Managua Lake. These areas then have been left to
receive these consequences that together with its high seismic condition adds to its high environmental
conditions. This has caused a loss of geomorphologic contact, which is one of the best qualities of the
city and makes it unique within capital centres of the region.
The purpose of this thesis project is to propose a shift of the decision making and planning framework
of the city of Managua. This shift should first respond in the direction of the value of a cohesive
urban structure through finding the role of the historical city centre as a structural core that offers a
new vision for socio – spatial integration and activation within responses to environmental needs. The
restructuring of the centre not only has a formal value because of its historical layout, but also has
potential to recover city identity through landmarks of tangible and intangible value that are located
within it.

RESEARCH QUESTIONS AND SUB QUESTIONS
In order to investigate how the local development strategy can be the activator of urban redevelopment
initiatives throughout the urban tissue, the following research questions will be addressed in this
graduation project.
Main Research Question:
How can a redevelopment strategy based on cultural heritage assets guide the recuperation of the
functional importance of the Historical Core of Managua?
This research question can be subdivided in three parts that help to get a grip on the general guiding
components of the graduation project:
(1) Planning framework component:
- What are the spatial planning challenges & strategic interventions needed to rehabilitate the
centrality qualities of Managua’s Historical City Centre?
(2) Operational component:
- Would a planning strategy based on cultural heritage assets help reduce poverty & promote
economic growth in the Historical City Core of Managua?

HYPOTHESIS
The loss of functions of the historical city core added to a lack of interest shown by the planning
municipal bodies, has made the city to be conformed by arbitrary individual private building initiatives
disconnected to its urban context. This spatial fragmentation today has a deepened social consequence
in need of an integration approach to stop the stagnated decay and informal process of the most
valuable assets of the city.
If there is a functional recuperation of the historical city core by the recognition of its assets (cultural,
spatial and social), the identity of the city can be restored as well as the activation of the city’s urban
restructuring towards a more coherent urban form development.
Recuperation of the Historical Core by
the recognition of its assets:
Cultural landscape
Spatial Structural role
Citizen participation

(3) Morphological component:
3. How to activate a more cohesive urban structure between the centre and its periphery as a
framework for enhancing a multi- centred perspective?
In order to guide a deeper revision of certain key elements within the main research questions a series
of sub-research questions are listed. Every one of these sub research questions are related with the
main research questions in many angles. All the elements placed within these questions will eventually
interrelate with others elements in other questions as the project evolves.
Sub research questions
a. What types of spatial planning theories support the approach of landscape and cultural heritage
features within city (urban) development?
b. What are the existing plans, policies or projects and their actors in the Historic Centre of Managua
and how does it relate to the decision making process in the city scale?
c. What is the context scale of the Historical Core and what values (infrastructure, cultural heritage
and social) are found there?
d. What is the relation of the fragments found in the Historical Core of Managua and its users,
translated into potentials and real needs?
e. What type of strategic proposal can embrace the framework to give the highest and best use in
relation to the land and its resources, to the historic city centre of Managua?

Restoration of the urban structure’s:
Sense of place
Identity

Activation of the city’s urban
restructuring initiatives
Coordination of territorial objectives

Coherent urban form development:
Sustainable
Resilient
Responsive to local needs
Attractive & Competitive
Image 11. Hypothesis illustration. The process for Managua to reach a cohesive urban structure is activated
by the presentation of the proposal within this thesis: recuperation of the historical city core by the
recognition of its assets.
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In this regard, there are many challenges that arise to achieve a sustainable urban development within
this context of increased macro-regional integration. In this thesis, the focus merely aims at studying
in which way competitiveness can be enhanced whilst responding to local needs; incorporating
environmental sustainability: and the construction of relations of a multilevel governance towards
coordinated territorial objectives.
Therefore the relevance of this thesis is clear; a new model of integrated relations and systems
is needed to counteract the process of polarization of these initiatives. Hence, promote a strategic
framework to generate discussion around the future of the city that includes the coordination of local
developments towards a more equal, balanced and resilient city.

A. 4

In terms of the scale of the academic exercise, Managua becomes a key area within this discussion
as the growth of population and GDP in Nicaragua to the year 2020 will be largely contingent on its
behaviour (see Image 14). This is due to Managua’s position as the core urban area within the national
urban system.

SOCIAL AND ACADEMIC RELEVANCE

Image 12. Remaining of the National Lotery Building destroyed with the 1972 earthquake. Candelaria Neighbourhood, Central
Area, Managua. Source: Bernard Gordillo taken from: http://www.flickr.com/photos/bernardgordillo/7412604616/in/faves-rolandkrebs/ on 10th of May, 2013.

Managua is also, undoubtedly, the city that has the best competitive advantage in attracting new
investment. Therefore it can become a model for locally initiated action plans that assess all
opportunities and values, investigate new ways of governance, to promote inclusion alongside urban and
economic development.

SOCIAL RELEVANCE
Among the processes that are linked to globalization, this thesis highlights a trend towards transnational
metropolization within the countries of the Central American isthmus. This process, which began in the
initial years of the twenty-first century, is now an inevitable trend.
Consequently, the recognition of globalization processes and the changes this unveils to urban
agglomerations create concerns on the sort of impact it may have on the local context. For “investment
often deepens poverty, (...) precisely because existing [structural] injustices [that exist in the economic,
political, social and cultural spheres] have not been eliminated. Thus the rich and powerful benefit more
from investments.” (CIEPAC, 2002).
Other macro-regional investments are being planned, within the National and transnational scales.
Projects such as the Interoceanic Canal (see Image 13) within the boundaries of Nicaragua or the project
Plan Puebla Panama (governments of Mexico and Central America). Even though these and other plans
are still being discussed upon, in their majority, the mere discussion unveils a trend of investment in
building or improving large infrastructure projects such as highways, air and sea ports, and electric and
telecommunications grids.
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Image 13. Fragment of Press Note: Nicaragua: “Construction
of the Interoceanic canal is approved” (BBC Mundo, 2013).
Image 14. Fragment of Press Note: “Metropolitan Managua
produces 50% of the GDP” (LA PRENSA, 2010).

Therefore the testing case of this model within
the Central Area of Managua, becomes eminently
a socially relevant proposal. As the Central Area
currently presents opportunities and values that
can be embraced and promoted towards a flexible,
resilient and sustainable local scale strategy of
development (see Image 15).

Consequently, this thesis has its academic relevance in addressing the concerns mentioned above:
assessment of cultural heritage values as a redevelopment strategy on the local level, within the search
for a new model of urban development that will respond to the real needs and demands of the different
urban systems of Managua.
In essence, the elaboration of this thesis explores the application of urban theories on cultural and
heritage landscapes, informality, urban networks and multilevel governance, in the context of a
developing country in Latin America such as Nicaragua. Particularly with research for a more integrated
approach between planning tools and physical interventions. And at the same time, it provides an indepth analysis of the problematic of sectoral development in Latin America, using Managua as a case
study.

This testing ground will become the key activator
model to expand towards other initiatives to achieve
the necessary multiscalar cohesive urban structure
with further multilevel regional alliances. All in all
to avoid the creation of a unsustainable spatial
segmentation due to large scale investments.

LIST OF REFERENCES
Image 15. Fragment of Press Note: Nicaragua: “Is the
Historical Centre recoverable?” (El Nuevo Diario, 2007).

ACADEMIC RELEVANCE

BBC Mundo, 2013. Construction of the Interoceanic canal is approved. Retrieved June 20, 2013 from
http://www.bbc.co.uk/mundo/ultimas_noticias/2013/06/130613_ultnot_nicaragua_canal_interocenanico_
china.shtml

This thesis will add to the body of knowledge of conservation of historic city cores and heritage assets
and the benefits it could bring for livability, job creation, and local economic development. “The portfolio
of cultural (heritage) resources has been perceived as an impediment to development (in which case
restoration and maintenance of them is considered as an expenditure of resources that would best be
used otherwise), as opposed to contributing to development (in which case restoration and maintenance
is considered as an investment in support of development).” (World Bank, 2012, p1)

CIEPAC, 2002. The Plan Puebla Panama in a Nutshell: A PPP Primer in 17 Questions and Answers.
Chiapas al Día, No. 312. Retrieved November 3, 2012 from http://www.nadir.org/nadir/initiativ/agp/free/
colombia/puebla/nutshell.htm

“The planning crisis of the last decades has shown the need to find innovative ways of planning and
to count on fast, practical, integrated and holistic instruments that correspond to the decentralisation
processes and to the demand for more participation of the civil society. Therefore, there is an urge to
construct and elaborate theoretical, methodological and practical means to induce necessary changes
to transform cities for their roles in the future. It is essential for the forms of interventions, in regard
to society in general or cities and locations specifically, that clear orientation emerges, supported by
methodologies and techniques that are applicable to the peculiar characteristics of cities.” (SINPA - IHS,
2002, p65).

LA PRENSA, 2010. Metropolitan Managua produces 50 percent of the GDP. Retrived October 30, 2010,
from www.laprensa.com.ni/2010/07/17/nacionales/31760-managua-metropolitana-produce-50
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elnuevodiario.com.ni/2007/08/06/nacionales/55588

SINPA - IHS, 2002. Strategic Urban Planning in Latin America: Experiences of Building and Managing the
Future. Ed. Florian Steinberg. Support to Implementation of National Plans of Action (SINPA) Municipality
of Santa Cruz de la Sierra, Bolivia and Institute for Housing and Urban Development Studies (IHS),
Rotterdam, The Netherlands
World Bank, 2012. Investment in Urban Heritage. Economic Impacts of Cultural Heritage Projects in FYR
Macedonia and Georgia. Knowledge PAPERS, Urban Development & Local Government Unit.
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CHAPTER I

B.

METHODOLOGY AND APPROACH

Image 16. Central Area neighbourhood. Source: taken by Silvio Balladares. Photo taken for the purposes of this thesis on May, 2013
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The methodological line this thesis presents is one that has a very close relation between
research and design. Throughout the process the different phases of the research are defined,
relating their analytical results with their translations into the strategy and visions in different
scales (see reflection on the relationship of research and design, see Section C , Chapter IV).
In Managua it is evident that urban systems work independently from one another, generating
clashes and missed opportunities. The chosen location and approach therefore present
themselves as the testing ground towards proposing a new transferable model of urban
development. Thus, defining the context and the focus of this thesis.
Towards answering the inquiries as well as achieving the aim of the graduation project, the
analytical and theoretical framework unveil the interrelated process of this thesis to achieve its
outputs.
The Analytical Framework provides the context research and contributes with the first output
of this thesis: an analytical framework that assesses focused current conditions, planning
framework review and stakeholder demands. This analytical framework balances the different
components needed to comply with the complexity of this area and as well with the revision of
current challenges and potentials within Managua (see section A.1 -p. 7- for the preview of all
outputs).
It is the hypothesis that derives from the definition of the subject, which becomes the
conceptual background throughout the project, specifically tested within the local strategy and
Action Plan (see Section A.3 from Chapter IV for the complete Action Plan - page 170). The
intervention scale then provides a closer look to the character elements that the Historical
Core is envisioned to portray to become the activator of the consolidation of the Central Area
centre and therefore, evaluate its potential for replication.
Throughout the thesis the Theoretical Framework provides the necessary background research
of planning and design approaches as well as concepts and theories. These findings, some
coming from different contexts such as the European context, derive principles that are
studied for their application. These principles first are placed in context, critically reviewing the
possibilities of them to function within the current frameworks in Managua; this is one clear
way that the Analytical Framework relates closely to the Theoretical Framework. Furthermore
the principles are tested within the correspondent strategy as an exercise to discover new ways
of city management and therefore planning.
The main goal of thesis’ approach is integration. By applying an integrated conservation the
link is established between assessing specific assets of the site (such as cultural heritage
values in the Historical Core) with spatial challenges throughout the city such as informality
or environmental vulnerability. The general objective of this thesis approach is to create
positive impacts expanding on the governance and institutional mechanisms that allow the
transformation to create jobs and improve services while maintaining the sense of place.
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CHAPTER I

C.

THEORETICAL FRAMEWORK

Image 17. Paper Boy in Managua. Source: www.flickr.com/photos/croma/451296682/in/photostream/ taken on the 15th of November, 2012
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REVIEW PAPER

Double-check the Informal
The process of urbanization of poverty and the challenges it
presents to spatial planning in developing countries in Latin America
Course AR3U022, Theory of Urbanism
MSc Urbanism, Delft University of Technology

Emma Grün
4189302 _ E.C.Grun@student.tudelft.nl

10 January 2013
11th Graduation Lab Urbanism Conference

C. 1

REVIEW PAPER

Image 18. Shoe repair shop,in an informal neighbourhood, Managua. Source: www.flickr.com/photos/kroonskollektion/7912447412/in/pool-mipatriaqueridanicaragua taken on the 15th of November, 2012

Introduction of the Theoretical Framework
Within this chapter the most tangible elements of the Theoretical Framework are presented. First, with
the presentation of the Review paper, elaborated within the course Theory of Urbanism; and second the
section that agglomerates the definitions of the main concepts and theories used in this thesis as a
means to clarify the language used throughout the document. Both sections are directly related to the
subject of this project and aim to be the backbone of the findings that further ahead are portrayed.
The Review Paper is a vital result within the process of this thesis, because it was thanks to its
elaboration that many questions were answered. For example, the pressing need of new models of
spatial planning due to the concern of increase urbanization of poverty; the need of characterization of
informality; and most important of all that there is no theory or concept that can be applied without its
critical review within the specific context of the project site.
Furthermore, the subject’s aim was reinforced within this section as the findings directed the project
towards: a series of flexible approaches that capture the potential assets and improve the quality of
life of the inhabitants in vulnerable conditions; an enhanced relationship between scales to promote a
balanced economic growth of cities; going beyond terms and basing understanding and action in urban
development, on concepts and values that are predominantly grounded in realities – cultural, social,
institutional, economic and political –; and last but not least towards promoting the local government to
become facilitators, including presentation of citizen participation.

Abstract – The process of the phenomena of urbanization within developing countries in Latin America has increased
the appearance of urban informality in the socio-spatial structure, as a response to the state's inability to meet the most
basic aspirations of the poor. Nonetheless, the approach on how this should be managed is still unclear: Is the answer to
include the informal into the formal system? Or, should planners evoke the potentials of the informal sector by assessing
their potentials in the search for coexistence of the two systems?
To begin with, the paper goes through the definition of the informal and its spatial translations, a process that cannot be
unlinked from the one of the formal city. As such, the characterization of this urban phenomenon is presented through
conceptualizations that address the challenges of informality in spatial planning strategies. Furthermore, the theoretical
findings will be translated in a study case in the city of Managua. Here, the description of the two main types of spatial
informality will be overviewed, as the study of the context becomes crucial to action in urban development with concepts
and values that are grounded in realities.
Key words – Urbanization, Urban Poor, Informal system, Spatial Planning in developing countries

1 Introduction

formal system due to reasons of poverty, culture
and politics.

The purpose of this paper is to investigate the process
of urbanization and the spatial translations this
represents for today’s developing cities in Latin
America. Rapid urbanization and rural-urban
migration have influenced the structure of these cities
and challenge the capacity of local governments to
give adequate responses. Thus, the urban poor
become the most vulnerable population, resourcing to
informality as a response to their necessities of
employment and housing. For this matter, this paper
addresses informality as the spaces of those people
who are not given the choice to be a part of the

The structure of the paper starts with the
overview of the process of urbanization in Latin
America. Following this section, the relation
between the urbanization of poverty and the
informal is studied through the perspective of
spatial planning, critically analyzing two of the
conceptualizations of strategies to handle the
structure of informality in these cities. As a
conclusion to ground in reality, the main types of
informality in Managua are shown, as city that
suffered from rapid urbanization in a context of
national unequal development and vulnerability to
natural disasters.
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2 Process of the Urbanization of Poverty
in Latin America
The population living in urban areas is projected
to gain 2.6 billion, passing from 3.6 billion in
2011 to 6.3 billion 2050. Thus, the urban areas of
the world are expected to absorb all the population
growth expected over the next four decades while
at the same time drawing in some of the rural
population (United Nations, 2011). Urban growth
surpasses the capacity of most cities to provide
adequate services for all their citizens. The
challenges this phenomenon presents are complex,
with a particular concern to the risks to the
immediate and surrounding environment, to
natural resources, to health conditions, to social
cohesion, and to individual rights. Nonetheless,
the greatest concern is surely the massive increase
in the numbers of the urban poor (Cohen, 2006).
Just as the world is becoming increasingly urban,
there is also an increase in the number of urban
poor. Already more than 900 million people can
be classified as slum dwellers, most living under
life- and health-threatening circumstances (UNHABITAT, 2003).
In the case of Latin America, its
significantly high urbanization level makes it
stand out from other regions of the world. Not
only the high urbanization level stands out but
also because “urbanization in Latin America
increased in fifty years (1925-1975) from 25.0 to
61.2%” (Cerrutti & Bertoncello, 2003, p3). This
rapid urbanization takes place initially during the
period 1925 – 1950, where the urban growth rate
almost doubled the total growth rate and the
urbanization rate was 2.0% (Lattes, Rodríguez &
Villa, 2002). As a result in 1950 there was a rate
of 41% of the population living in urban areas
(United Nations, 2000). From this time, between
1975 and the year 2000, the urban growth rate
was just almost 50% higher than the total growth
rate and the urbanization rate fell to 0.8% (Lattes,
Rodríguez & Villa, 2002).
Even
though
the
massive
urbanization process took place between 1925 and
1975, the history of the urbanization process in
Latin America takes us back before the Spanish
colonization, which took place from 1492 to 1898.
Native cultures were organized in large cities
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before the Spanish colonization, and this type of
settlement partly defined the localization of
Spanish colonies (Rodriguez and Villa, 1998).
“Spanish colonization also founded new cities
from which they controlled and organized the
territory. Many of them were located either close
to the cost (for commercial exchange) or where
there was an abundant indigenous labor force.
Most of the major cities of the region were
founded during this period (XVI century)”
(Cerrutti & Bertoncello, 2003, p2).
As Cerrutti and Bertoncello (2003) state,
during the 19th and the early 20th centuries, the
consolidation of cities and the reorganization of
the settlement system were dominated first by
processes of independence and national
organization, and later by the articulation of Latin
American economies as primary producers in the
world market. The growth of cities in the region
was highly connected to political administrative as
well as commercial functions, which were mainly
port functions (Cardozo and Pérez Brignoli, 1979;
Ferrer, 1999). Later, large-scale international
migration played also a prominent role in shaping
the settlement system and the urbanization
process (Lattes, Rodriguez and Villa, 2002).
Rural-urban migration flow also contributed to
rapid urban growth, population concentration,
and territorial expansion, as the rupture of
traditional modes of production and the
introduction of agricultural improvements in the
countryside were predominant (Cerrutti &
Bertoncello, 2003).
The panorama for Latin American cities
changed as the regional economic performance
worsened during the second half of the 1990’s
(ECLAC, 2002). There was a loss of dynamism
and the labor market indicator worsened,
particularly
in
unemployment
and
underemployment rates. This caused an increase
on income inequality and poverty with economic
measures that failed to solve these structural
problems. As a result these “socioeconomic
transformations experienced by most Latin
American countries had territorial effects,
expressed to a large extent in changes of
traditional urbanization patterns and the
emergence of new patterns of population
distribution
and
mobility”
(Cerrutti
&
Bertoncello, 2003, p1).
2

The intensity of the urbanization process
has decreased in the last decades. This process is
not only the result of the already high levels of
urbanization, but also to changes in the
demographic dynamic (Cerrutti & Bertoncello,
2003). Nonetheless, it is important to realize that
in the context of urbanization of poverty in a
developing country of Latin America, conditions
are identified under which the poor urbanize
faster than the non-poor. And “[i]f poverty
urbanizes in the future consistently (…), then the
urban share of poverty will reach 40% in 2020
when the urban share of the population is
projected to reach 52% (UN, 1996). At the
projected growth rate in the urban population
share between 2015 and 2020 in UN (1996), the
urban share of the total number of poor will reach
50% by 2035, when the urban population share
reaches 61%” (Ravallion, 2002, p442).

3 The Informal Sector and the
Urbanization of Poverty
The increase of urban poor in cities in Latin
America, particularly in developing countries in
the region, is presented in this paper as one of the
underlying reasons for the growth of the informal
economy. The close links between poverty and the
informal economy mean that measures to deal
with the problems of the informal economy and to
provide decent work for those currently engaged
in it would also help to eradicate poverty (ILO,
2002).
The situation in Latin America relates to
a structural problem parallel to the urbanization
process and the spatial conformation and growth
of its cities. The scenario of the reality of Latin
America’s
developing
cities
is
clearly
contextualized in the brochure of “Istanbul +5”,
the special United Nations session of the general
assembly for an overall review and appraisal of the
implementation of the Habitat Agenda given
between the 6th and 8th of June of 2001 with the
title “Urban Millennium, Everyone deserves a
decent place to live”:
“Poverty can be found in cities everywhere.
But in cities in the developing world, it is
deeper and more widespread. A child born in
a city in a least-developed country is 22 times
more likely to die by the age of five than his
counterpart born in a city in a developed

country. In richer countries, less than 16 per
cent of all urban households live in poverty.
But in urban areas in developing countries, 36
per cent of all households and 41 per cent of all
woman-headed households live with incomes
below the locally-defined poverty line. The
urbanization and feminization of poverty have
resulted in over one billion poor people living
in urban areas without adequate shelter or
access to basic services” (Habitat, 2001).

The rate of urbanization has outgrown
the management and financial capacities of most
cities, with potential adverse long-term
consequences both for the environment and the
health of urban dwellers (Stren & White, 1989,
p.19; Khoury, 1996, p197). The lack of adequate
shelter or inaccessible housing and basic services
force the poor to exist outside the formal system
hereby the ‘informal economy’ and ‘informal
settlements’. Hence, in this paper ‘Informal
Spaces’ refers to the spaces of those people who
are not given the choice to be a part of the formal
system due to reasons of poverty, culture and
politics. As not all the population benefit from
economic changes, it is important to protect those
who lose for reasons that elude their
responsibility, especially those who lose due to
policies that are, as a whole, beneficial to the
economy.
The urban poor struggle against
marginalization and to the access to the goods and
services to which they are entitled. Being poor is
the state of one who lacks a usual or socially
acceptable amount of money or material
possessions (Merriam-Webster.com, 2013) and
for this reason, not being able to afford to be
openly unemployed. Hence, increasing poverty is
one of the underlying reasons for the growth of
the informal economy. However, as the VI Report
on “Decent work and the informal economy” by
the International Labour Office states: “the links
between working informally and being poor are
not always simple. On the one hand, not all jobs
in the informal economy yield paltry incomes.
(…) [M]any in the informal economy, especially
the self-employed, in fact earn more than
unskilled or low-skilled workers in the formal
economy. There is much innovation and many
dynamic growth-oriented segments in the
informal economy, some of which require
considerable knowledge and skills.”
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As mentioned before, the close links
between poverty and the informal economy mean
that measures to deal with the problems of the
informal economy and to provide decent work for
those currently engaged in it would also help to
eradicate poverty (ILO, 2002). Conversely,
effective poverty eradication policies would go a
long way towards enabling those currently in the
informal economy to move up the continuum to
more productive, protected and decent work. For
example, the ILO Global Agenda for
Employment emphasizes that appropriate
national and international policies that harness
and manage well the forces of change can ensure
that economic growth, productive employment
and poverty reduction can all move in the same
positive direction.
Adding to the approach mentioned above
by ILO is the framework of using the resources of
the urban poor to reduce their vulnerability and
with it reduce the impact of informality in the
formal system. “In the context of an urban study it
is also important to identify any distinctive
features of urban vulnerability deriving from the
particular assets that the urban poor control”
(Moser, 1998, p3). Translated in operational
terms, “[t]his framework contributes to the
development of more appropriate analytical tools
to facilitate those interventions which promote
opportunities, as well as removing key obstacles”
(Moser, 1998, p1).
The migration of people to cities in search
of a better life has boosted the availability of cheap
labor and growth of the urban economy. The
urban economy gets convenient access to services
provided by the poor but when it has to pay for
the negative effects of poverty, it responds by
trying to eliminate the settlements and livelihoods
of the poor to drive them away (Dastidar, 2007).
Urban economies of scale and proximity should
translate into access to better services for all urban
dwellers (UNFPA, 2007).
As such, there are two trends towards
managing the informal system in the formal city.
One that states that the informal areas should be
immersed in a process of formalization and the
other that states that informality has its own
advantages and should be part of a process of coexistence with the formal system. The next section
will discuss the relation between the formal and

the informal and overview the theoretical
advantages of both approaches in the context of
spatial planning.

4 The challenges of Spatial Planning
within the battle of the formal vs. the
informal city
In this section the informal sector will be studied
in the context of spatial planning as a necessary
action to contribute to the train of thought of
proposing strategies that will correspond to
realities and spatial guidelines that will reduce
spatial fragmentation and economic inequality.
“Cities have enormous potential for improving
people’s lives, but inadequate urban management,
often based on inaccurate perceptions and
information, can turn opportunity into disaster”
(UNFPA, 2007). Conscious of this gap, the
Programme of Action of the International
Conference on Population and Development
recommended that:
“Governments should increase the capacity
and competence of city and municipal
authorities to manage urban development, to
safeguard the environment, to respond to the
need of all citizens, including urban squatters,
for personal safety, basic infrastructure and
services, to eliminate health and social
problems, including problems of drugs and
criminality, and problems resulting from
overcrowding and disasters, and to provide
people with alternatives to living in areas
prone to natural and man-made disasters.”
(Taken from UNFPA, 2007, p15).

Ultimately governments have been forced
to acknowledge that “informal” settlements exist
because of or in response to their public policies
(Dowall, 1991, p2 taken from Fekade, 2000,
p128). To meet the needs of rapidly increasing
urban populations, stimulate both urban and rural
development and achieve the Millennium
Development Goals (MDGs), planners and
policymakers should reconsider their bias against
urban growth; it is ineffective and often counterproductive. Moreover, it stands in the way of
initiatives to reduce poverty (United Nations
Development Programme, 2005).
“Urbanization offers significant opportunities
to reduce poverty and gender inequality, as
well as to promote sustainable development.
Yet, without effective approaches in
preparation for the massive increase in the
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number of poor people, slums will multiply
and living conditions will continue to
deteriorate. If cities persist in the
uncontrolled expansion of urban perimeters,
indiscriminate use of resources and unfettered
consumption, without regard to ecological
damage, the environmental problems
associated with cities will continue to worsen”
(United Nations Development Programme,
2005, p67).

As implied before, informality becomes
an important issue in urban planning because it
challenges traditional planning methods. These
traditional planning methods are identified as
“planning methods that ignored the poor and the
rapid growth of their settlements, the time-bound
nature of planning and the blurred boundaries
between ‘formal’ and ‘informal’ ” (Dastidar, 2007,
p5).
For Dastidar (2007) in the paper
Planning Spaces for Informality, there are three
main challenges of spatial planning within the
context of informality: The first challenge is
transforming socio-economic discussions on
informality into actual changes in the physical
planning process; The second challenge is scale, as
solutions so far have been localized, rarely
spreading from local context of slum to the larger
context of city, and; The third challenge is the
boundary between ‘legal’ and ‘illegal’, blurred by
the logic of growth as the ‘informal/ illegal’
develop closer, more intricate and organic
relationships with the ‘formal/ legal’ systems.
These blurred theoretical and spatial boundaries
lead to complex patterns in urban form.
Nonetheless, to be able to even beginning
to tackle these challenges, one must adopt the
term informal from the start: its definition. The
informal as the “not formal” and the opposite, as a
spontaneous response to traditional planning
methods, and that has its own potentials. “While
the term the ‘informal sector’ may remain part of
our descriptive vocabulary, new scholarship is
likely to continue to disentangle the complexities
of informal activities that need to be understood
in their own right if we are to develop policy
programs to support them” (Hansen, 2001).
4.1 The informal as the “not-formal”
Most scholars define the informal by its
relationship to the formal; while the informal
system “may seem to produce its own definition of

itself (...) it either accepts or resists the rules of the
formal system” (Laguerre, 1994, p11). Therefore,
the term ‘informal’ can be defined more as a
residual notion than a concept, defined in
relationship to something else, that is, to what it is
not (Hansen, 2001).
For Wall (2010) “[m]apping the informal
(…) was not possible without understanding the
formal systems of the space; land ownership,
management, maintenance and regulation became
a framework against which to view the informal.
Through mapping the formal space, as a structure
from which to understand the informal, the
multiple overlapping authorities appeared
increasingly complicated” (Explorations in Space
and Society No. 15, p46).
The relationship between formal and
informal is continuously shifting, with boundaries
that change as social attitudes vary; what once was
informal can soon become accepted into the
formal structures of the city, and vice versa. For
Ed Wall in his article “Mapping informality”
(2010) written for Explorations in Space and
Society, Laguerre’s “The Informal City” (1994)
became the means to understand the relationship
between the formal and the informal:
“Laguerre describes several structural origins
of the informal, which include: informality
preceding the formal system; informality
emerging from a superimposed formal system;
informality adapting to a superimposed formal
system; informality emerging through an act
of aggression; informality as defined by law;
informality as an outgrowth of the formal; informality coming from the inflexibility of the
formal; and finally, informality emerging from
a failure in formal systems. This allows us to
see a changing of conditions, when applied to
the city, from the formal to the informal and
back again” (Explorations in Space and
Society No. 15, p46).

4.2 Assessing the potentials of the informal
The informal sector, unacknowledged and illegal
and at best tolerated, has been making up for the
inefficiencies of public land management. The
informal sector has proven adaptive and
responsive and has been providing the bulk of the
urban population with buildable urban land
(Fekade, 2000).
For a large amount of the population of
developing countries in Latin America, to
5
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participate in the global market is not an option.
Since it is necessary to have access to a property
rights system that represents their assets, allows
them to be taxed and where their owners are held
accountable. While most assets are not properly
documented and securitized, these inhabitants
become invisible and sterile to the market. The
general view is that this situation, classified as
informal, is a problem. As Hernando de Soto
(1986) argues, this way of approaching the matter
is erroneous, seeing as in countries such as Peru,
the problem is not the informal economy but the
State.
As the words of Vargas Llosa express in
the prologue of de Soto’s “El Otro Sendero”
(1986), the informal is not else but a “spontaneous
popular and creative response to the state's
inability to meet the most basic aspirations of the
poor. (…) When legality is a privilege that is only
accessible by economic and political power, the
lower classes have no other alternative than
illegality. This is the birth of the informal
economy.” (de Soto, 1986, pXVIII).
As for the chances to resolve the informal
sector, by bringing every citizen into the official
system, one can argue better that “[i]nformality
has its own advantages. So it seems better to
analyse informality, and use planning and design
to enable its co-existence with the formal and
maximise benefits for both” (Dastidar, 2007, p1).
As informal dwellers and workers do not
have security in the face of any crisis, but are
immersed in a world of limitations and
vulnerability, relevant questions in such settings
concern the effects of avoiding the legalization of
the informal. Hence, the informal must be
supported by governmental unrestrictive or less
obstructive promoted strategies of the action of
the citizens it represents, as Hansen (2001)
expresses:
“The enthusiastic reception in some circles of
de Soto’s praising of the resourcefulness of
the urban poor must be tempered by a
recognition of the heterogeneity and change
of informal sector activities as well as of the
exploitative conditions under which much of
this sector’s work is carried out, particularly
by women and children. Lessening this state
of affairs on a global scale requires more than
self-help by small-scale entrepreneurs and
intermittent external support by NGOs. It
invites government action on many fronts to
reshape the institutional structures that
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continue to reproduce livelihoods in the
interstices of the economy” (Hansen, 2001,
p7452).

4.3 Reflections on the conceptualization of
informality
The difficulty encountered with the two principal
conceptualizations of the informal sector in Latin
America described above is the one of not
allowing the generalization of the strategy to be
taken on board. “Since the informal economy does
not result from the intrinsic characteristics of
activities, but from the social definition of state
intervention, the boundaries of the informal
economy will substantially vary in different
contexts and historical circumstances” (Castells &
Portes, 1989, p32). For this reason, the study of
the context is crucial, as the country-by-country
differences around the regional averages of the
countries in Latin America are significant.
Nevertheless, the undertaken approach
should realize that the main goal is to include the
informal in a process that will promote poverty
alleviation strategies that fight the issue of
vulnerability linked to social exclusion. The goal is
a two-fold review: the one of the of the national
and local government and the one of the spatial
perspective.
As Abbott (2001) clearly states, the goal
of the approach to review the role of local
government, is that it needs to be recognized that
local government actually plays a different role at
each of the different levels. At the first level the
role is that of facilitator, at the second as a partner
with the community, at the third level as
community enablement and at the fourth level the
one of providing or facilitating social support.
The spatial perspective shows a similar
change. “At the first level of scale, the issue is that
of spatial integration, not as an end in itself but as
a mechanism of social integration. This may well
function within the context of a local area spatial
development plan. The second level of scale is the
settlement, and here the spatial issues relate
primarily to movement, attenuation of physical
risk and the identification of economic
opportunities. The third level of scale deals with
the creation of effective and sustainable social
space. And finally, the fourth level of scale deals
with the dwelling unit, and its improvement”
6

(Abbott, 2001, p331).
Spatial Planning should aim to lessen the
existence of different spaces within the same
metropolitan system, where the most highly
valued and the most degraded functions coexist
with no articulation between them. Where the
social groups that produce information and
appropriate wealth contrast with the excluded
social groups and people in a marginalized state.
These processes and their effects can be softened,
by social and urban policies aimed at integration.
“It could be said that the spatial and the social
constitute quite autonomous spheres which,
however, touch and condition each other. Good
design and urbanism can help create ‘platforms’
for other social and political developments in the
city. It will not, however, automatically create
inclusive and just cities. But neither will just cities
come about without appropriate spatial and design
strategies” (Fiori, 2006).

5 Spatial and morphological
informality, case study Managua
This section is to review the theoretical
background of informality by placing it in a
context by over viewing the two main types of
spatial informality in the city of Managua,
Nicaragua: informal practices within the public
space and the informal urban morphologies of
construction and settlement whether in public or
private land. The focus is from a perspective in
urban design, as the ways in which urban
informality plays out at the level of everyday urban
life with a focus on informal morphologies – the
forms of informality – and analyzes the strategies
and challenges incur in spatial planning.
As a contextual summary, a relevant
characteristic is that in Nicaragua, as in other
Latin American countries, there is a symbiosis
between formal/regulated and informal settlement
patterns. And that recently, it is also part of a
process that is privatizing previously public space,
parallel to a socio-spatial segregation process that
creates ‘‘islands of the rich and islands of the poor”
(Janoschka, 2002) within the urban structure.
Looking back, for Nicaragua as for other
countries of the Latin American region, poverty

and urban insecurity are intrinsically linked the
same phenomenon: the economic model based on
the exclusion of the majority, the transfer and
appropriation of wealth in few hands,
governments whose main concern has been the
use of power in favor of the economic interests of
the minority, and a fragile economy subject to
external market failures and enclaves (clusters)
created. At the national level, for Nicaragua, the
poverty indicators relate to basic needs in
households, both in the urban and rural sector.
Specifically in the urban sector there is a
noticeable instability of employment, as the result
of a reduction of formal employment, in particular
for the group that includes the precariousness of
the coverage of social services to the population
(UNDP, 2004).
Ever since the process of rapid growth of
urbanization in Nicaragua in the early eighties, a
phenomenon that led to the consolidation of
about 169 cities across the country, Nicaragua
became a territory with a majority of urban
population, with approximately 50.12% of its
population living in cities. The process of
urbanization in Nicaragua shows a gradual
increase, as in 1990 it stood at 51.44%, in 2000 at
55.51%, to reach in 2010 an amount of 58.33% of
urban population (CEPALSTAT, 2007). In the
particular case of Nicaragua, the process of
urbanization experienced a high imbalance in the
distribution of the population, with a heavy
concentration in the Pacific region – that hosts
the capital city - where in 15% of the territory
lives 52% of the population, while in the Central
Region 28% of the territory is home to 32% of the
population and the Atlantic Region with more
than half of the national territory (57%), lives only
16% of the total population (INIDE, 2011).
One of the characteristics of Nicaragua’s
urbanization is its irrationality in the
concentration of economic activities and
population in its capital city. This arises the most
obvious problem as the growth of the informal
sector of the economy. Over half of Nicaragua's
economically active population is underemployed,
and most of them work in the informal sector.
The urban economy's weakness is patently clear: it
does not provide economic opportunities in the
form of jobs, income or capitalization possibilities
for most of the city's inhabitants (Envío Digital,
1999).
7

In 2005, Nicaragua's GDP was 4,580
million, with a population of approximately 5.1
million people, to amount to $843 per capita
(CEPALSTAT, 2007), the lowest in the Central
American region. The reality of this data is that
poverty today refers to urban poverty. In
Nicaragua and the rest of Latin America
migration to urban areas where there is no
solutions have generated "poor cities", where
people seek room in overcrowded slums, looking
for insertion even within the informal, who
already constitute the greater part of the formal
economy.
In the Nicaraguan labor market
description, 67.1% of the inhabitants are
categorized as informal workers, and in terms of
gender, 67.2% of men who work and 66.9% of
women. The 26.1% of working men that can be
categorized as informal are self-employed or selfemployed in agriculture, 18.5% are self-employed
non-agricultural, 8.9% work in micro-farming
units - as employees or family - and 12.2% in
non-agricultural micro-units. The 41.4% of
working women, and can be considered informal,
are self-employed non-agricultural, 11.9% are
domestic workers, 8.8% work as employees or
relatives in micro economic units and 4.1% are
self-employed farmers.
In the particular case of the capital city,
the Municipality of Managua is the second city
that has the lowest levels of extreme poverty,
reaching a percentage of 29.6% of the municipal
population, compared with the 54.7% of the
country (ALMA, 2003). Despite this, Managua is
one of the urban centers with more widespread
poverty and insecurity, gathering a large number
of squatter settlements or slums. These are today
about 280 of these settlements dispersed
throughout the municipal territory, most of them
located within the city limits, and in areas
classified as high environmental risk and high
poverty rates (Pares, 2006).
Managua, capital of the nation, has urban
and environmental problems of significant
importance. Managua has a territorial extension of
273 km2, of which approximately 150.5 km2 is
urban, and has a population of 1,283,954
inhabitants (96% urban) as for April 2001 (Pares,
2006). This equates to 30% of the national

population, accounting for approximately 36% of
the urban population and 32% of the national
economically active population, EAP, which
assigns it, also in correspondence to its extension,
as the main urban center of Nicaragua.
However, it is necessary to consider other
variables for the analysis of the city of Managua,
such as precarious housing, access to basic
services, the impact from urban environmental
risks and legal conditions in the land, which
modify considerably panorama of urban
marginality of the capital, as not all poor live in
marginal conditions and environmental risk, and
not all the illegal are urban poor (Pares, 2006).
As mentioned before, the focus of this
section is to study the two main types of informal
responses to the historical and present problematic
of Managua. This problematic can be summarized
as the socio-political and economic changes that
have compounded the problems of growth of
Managua and to the lack of investment and
attention span by the state for urban upgrading.
Also, the informal appears as a reaction to the
absence of a national planning body, investments
to generate social housing and the weak
enforcement of the existing development plans
and laws that support any urban action.

homeless sleep and use as their personal space.
This phenomenon is a process that has left
residents with a bitter taste about public spaces.
Of all the informal practices within public
space such as trading, parking, hawking, begging
and advertising, Managua is well known for one
place that holds it all: El Mercado Oriental (The
Oriental Market), located in the east side of the
city, therefore its name. “The Oriental Market is
conformed by 120 blocks, which are visited by
over 100,000 people daily, including 50 traders
and 70 thousand customers, becoming the place in
Nicaragua where largest amount of population
attends in one day” (El 19 Digital, 2012).
The 120 blocks number about 52 acres of
shops, distributors, diners, and a number of street
and informal vendors. “According to unofficial
figures, the Oriental [Market] is a sub economy
parallel to the formal economy. Some
independent economists argue that here is spent
considerable sums of money equivalent to 20
percent of gross domestic product” (El Nuevo
Diario, 2010).

5.1 Informal practices within the public space in
Managua
The faces of Managua vary from night to day.
Informality is evident in the core areas and arteries
of the city, where you can find a person that can
watch out for your car, or a street vendor that sells
water, food or any tool for daily work needed. A
variety of proprietors, residents, hawkers and
others, use and appropriate public space for a
broad range of functions, desires and practices.
Throughout the city, the levels of
informality are not uniform, it is more evident by
day, with commercial use, but the insecurity it
comes with, increases both with night and depth
within the spatial structure with a change of use to
nightclubs, bars and in some cases brothels.
Sidewalks of Managua have lost their quality as
pedestrian connection and have become nowadays
property of the street vendor that “conquers” it
first. The usage of parks and squares are now as
trade centers or function as areas where the
8

The appropriation of public space is an
interesting phenomenon that continues to be
unregulated. “Since the previous Sandinista
government in the 80's serious attempts were
made to sort this trading monster. Even one of
the initiatives was throwing a fence in every street
market. During the administration of former
Mayor Arnoldo Alemán reorganization plans were
designed unsuccessfully, which also passed
through the following local governments” (El
Nuevo Diario, 2010).
The description of this market and its
practices is to acknowledge that the lack of a
viable or realistic solution that manages to include
the market in the formal system, may give a
glimpse of the type of strategy that it must follow.
The recognition of the strength of the informal
vendors
as
a
group,
the
continuous
accomplishment to provide the commercial
solution for the majority of the population,
contributes to a debate concerning more
appropriate local interventions to leverage its
assets. The lack of success in reorganizing the
market might demonstrate the “importance of
shifting
from
“top
down”
blueprint
recommendations (…) to more flexible, “messy”,
diversified, interventions, based on the poor’s
perceptions as to the assets prioritized for
consolidation” (Moser, 1998, p16).
4.2. Informal urban morphologies of construction
and settlement whether in public or private land

Figure 1: Street view of the market. The picture shows the
appropiation of public space of the commercial units.
Source: EL NUEVO DIARIO http://www.elnuevodiario.com.ni

In these 52 acres of land, there use to be
space categorized as public and private. Today,
streets within the market have been taken over as
“private” to locate commercial units cutting off
any circulation of traffic (see Figure 1). At night,
the streets open up to serve as watched circulation
by owners and traders of illicit uses, bars and
canteens. The change in land use prevents the
market from remaining deserted at night and
helps to preserve the enclosed environment it
portrays as a place where no local authority can
determine what will happen.

From the dynamic growth and population
distribution experienced in Nicaragua, a number
of economic, social and housing problems can be
identified, leading to the formation of slums or
"spontaneous settlements" that appear in major
cities such as Managua, with two-thirds of these
homes built spontaneously, with initiatives of the
population in marginal conditions. These
settlements generally occupy areas unsuitable for
urban development (urban growth outside the
formal), inhabiting dilapidated or substandard
houses, built with scrap materials, with high
degree of overcrowding and lack of basic needs
services, especially for facilities water and
wastewater (see Figure 2). The high cost of urban
land, building materials and construction make it
inaccessible decent housing for this population
9
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and manifest high morbidity, social disintegration
and crime (Pares, 2006).
The general location of poverty and
marginalization in cities in Latin America is in the
urban periphery. Nonetheless, in Managua, these
forms of settlement are located within the urban
fabric of the city (see Figure 2), for reasons
explained in the last thirty years of the history of
the city. Thus two types of settlements clash in
the same urban environment: one with a
conventional, planned and related to urban
parameters of design and construction, with
another, illegal, substandard, outside the planning
principles and conventional urban order.
Most of the settlements are located in
areas characterized by location of high
environmental risk as areas prone to flooding,
active faults, areas under high voltage power lines,
areas of collapse and / or hills slide, edges of
channels, right of way of roads, air restriction area,
aquifer, between others. The settlements located
in the shores the Managua Lake are mostly the
ones that are under high vulnerability of floods
and active faults, with irregular grid and traffic
conflicts; ignoring the existence has proven to be
the least viable solution.

Figure 2: A Squatter settlement in Managua. The picture shows
the bad living conditions in of the majority of the population in
Managua. Source: FLICKR By kroons kollektion
http://www.flickr.com/photos/kroonskollektion/3347328358/i
n/photostream/

Strategies that alleviate the high
vulnerability of these settlements aim to organize
intervention plans that involve all the pertinent
actors, taking into account the multidimensional
character of the problematic: land tenure, basic
services, housing, public spaces and productive
promotion. Today, from a policy perspective, the
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intentions are to improve the quality of life of the
population by allowing their integration to the
entire city. This process of integration started by
providing various policy documents and
regulations for the city of Managua to implement
urban design proposals: The Minimum
Dimensioning
Standards
for
Housing
Developments (MINVAH, 1982), The Act of
Regulation, Land Titling and Human Settlements
(Act 309, 1999), the Partial Plans Urban Planning
Sector North Central, South West and East,
approved by the City Council in the year 2000,
the Technical Standards of INAA (National
Institute of Water and Sewerage), the
Construction Standards for Electrical Distribution
Structures and the Urban Equipment Standards
established by the Municipality of Managua.
A quick diagnosis of the projects in
vulnerable settlements (see Figure 2) show that the
current government is taking a positive role,
ceasing to demolish unauthorized housing,
changing trade and licensing procedures, and
providing technical and outreach support to
informal sector activities. The approach to
upgrade these informal settlements agrees to
explore the relationship between private, semiprivate, social (collective) and public space. At the
same time, the shift towards the “acceptance by
[the] government[s] that the settlement to be
‘upgraded’ is legitimate and that the inhabitants
have a right to live there” (Satterthwaite, 2012) is
a shift also towards giving the inhabitants of these
settlements the chance to feel secure and progress
with bottom up interventions that will improve
their quality of life, and secure the livelihoods of
much of the city population.
As a conclusion, the approach of
upgrading the informal settlements into the
formal system can alleviate the high vulnerability
that these inhabitants live with and with it
improve the living conditions of low-income
households. Even though upgrading programs
have not been on the scale needed to reach the
majority of urban poor, the shift towards the
recognition of the informal spaces livelihood and
sense of belonging are promoting the
embeddedness and coexistence of the different
systems throughout the city.
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6 Conclusions
The process of urbanization of poverty and its link
to the informal sector is a complex one.
Throughout this paper the task has been to
critically overview the ways that this phenomenon
is viewed as and land in an analysis that can help
translate the theoretical findings.
As the main conclusion the importance of
the characterization of each type of informality
stands out. The understanding of the real uses and
needs of inhabitants depending on their context is
a process where the local government should be
the facilitator, including presentation of citizen
participation. The task of understanding and rethinking this informal/formal framework is to
promote to go beyond these terms and base
understanding and action in urban development
on concepts and values that are predominantly
grounded in realities – cultural, social,
institutional, economic and political – and not on
predominantly transferred concepts and values.
The challenge now is to apply this way of
thinking into flexible approaches that capture the
potential assets and improve the quality of life of
the inhabitants in vulnerable conditions. The
relation that will be done with my thesis is a
general reflection of the use of planning to create
livelihood in contexts where regional economic
development is creating a negative impact in the
local scale. Informality has been the response for
underprivileged people and requires a closer look
to link towards a coexistence with the formal
system and enhance the relationship between
scales to promote a balanced economic growth of
cities.
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12

MAIN CONCEPTS AND THEORIES

Image 19. Lake shore Managua informal settlement. Source: taken by Silvio Balladares. Photo taken for the purposes of this
thesis on May, 2013
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THEORIES AND CONCEPTS PER CHAPTER
C H A PT E R I I . C O NT E X T BY S CA L A R R EV I EW
Spatial segregation
“Spatial segregation refers to situations where members of one social group (races, ethnicities,
classes) are not distributed uniformly over space in relation to the rest of the population” (Burgess,
2005, p. 21).
Urban fragmentation
“Urban fragmentation implies an organization of space – understood as both a process and a
resulting spatial state – in which impermeable boundaries and enclosure have a central role. It is
a state of disjointing and separation, which is often coupled with socio-economic and/or ethnic
divisions.” (Kozak 2008, p. 256).
Inequality & Polarization
Inequality refers to the differential appropriation of wealth (income and assets) by different individuals
and social groups, relative to each other; and Polarization as a specific process of inequality that
occurs when both the top and the bottom of the scale of income or wealth distribution grow faster
than the middle, thus shrinking the middle, and sharpening social differences between two extreme
segments of the population (Castells, 2000).
Social exclusion
Social exclusion is “the process by which certain individuals and groups are systematically barred
from access to positions that would enable them to an autonomous livelihood within the social
standards framed by institutions and values given in a context” (Castells, 2000, p. 350).
Polycentric (multicentric) networks*
Polycentric networks combine vertical and horizontal links. Urban functions are combined in different
ways. Major centres tend to generate agglomeration economies and contain high order functions,
but “upper and lower range” does not apply in a strict sense, because centres can be specialized
regarding the networks.
- The “upper range” is the farthest distance the dispersed population is willing to go in order to buy a good
offered at a central place. The “lower range” (sometimes called “threshold”) is the minimum amount of
consumption needed to offer the good.
- Vertical (hierarchical) networks: they are the classical networks theorized in the central place models
(Christaller 1933; Lösch 1944). The links between the nodes of the network are asymmetric, and the system
is “areal”: it implies spatial contiguity and predetermination of the spatial relationships between nodes. This
kind of networks describes a territorial system in equilibrium, where all relations are based on the concepts
of “upper and lower range”. Each rank of cities offers diverse goods given their dimension.
- Horizontal (non-hierarchical) networks: the links between the nodes of the network are symmetrical or
quasi-symmetrical, and the concepts of “upper and lower range” do not operate. There is not an ordination
of the goods based on the rank of the cities.

* Source: Boix, R., 2003, p. 4-5
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Landscape
Landscape refers to a portion of territory which includes elements such as water, topography and
vegetation, as perceived by the population located in it, and its appearance refers to the result of the
interaction of natural and human factors. This implies that the landscape can have three dimensions:
physical, subjective and cultural dimension, and, the time dimension / causal. (Milan, 2004).
Cultural landscape
Cultural landscape embraces a diversity of manifestations of the interaction between humankind and
its natural environment they often reflect specific techniques of sustainable land-use, considering
the characteristics and limits of the natural environment they are established in, and a specific
spiritual relation to nature. Protection of cultural landscapes can contribute to modern techniques of
sustainable land-use and can maintain or enhance natural values in the landscape. (UNESCO, 2013).
Resilience and Sustainability*
Sustainability and resilience both follow the precautionary principle regarding resource use and
emerging risks, the avoidance of vulnerability and the promotion of ecological integrity into the future
(Adger 2003; Perrings 2006).
Sustainability includes the capacity to create, test and maintain adaptive capability, whereas
development is the process of creating, testing and maintaining opportunity (Holling 2001).
Sustainable development can thus be defined as development which fosters adaptive capabilities and
creates opportunities to maintain prosperous (desirable) social, economic and ecological systems
(Holling 2001; Folke et al. 2002a; Folke et al. 2002b). Put another way, resilience can be seen as a
necessary approach to meet the challenge of sustainable development.
Promoting resilience means changing the nature of decision-making to recognise the benefits of
self-sufficiency and new forms of governance which focus more on social equity, learning and the
capacity to adapt (UN 2012). Resilience plays a crucial role in achieving sustainability (Brand and Jax
2007) and has the potential to bridge different disciplines, stimulating dialogues between natural and
social sciences, and between science and policy (Brand and Jax 2007; Davoudi et al. 2012; Deppisch
and Hasibovic 2012).
* Source: Chelleri et. al., 2012, p. 10
C H A PT E R I I I . I NT E RV E NTI O N A R E A
Sense of place
“Place is a where dimension formed by people’s relationship with physical settings, individual and
group activities, and meanings. ‘Place Attachment’, ‘Place Identity’ and ‘Sense of Place’ are some
concepts that could describe the quality of people’s relationships with a place. The concept of Sense
of place is used in studying human-place bonding, attachment and place meaning. Sense of Place
usually is defined as an overarching impression encompassing the general ways in which people feel
about places, senses it, and assign concepts and values to it.” (Najafi and Shariff, 2011, p. 187).

Urban Identity*
Identity is “the distinguishing character or condition of a person or a thing” according to Webster’s
Ninth New Collegiate Dictionary (1983). Lynch (1981) also defines identity as “the extent to which a
person can recognize or recall a place as being distinct from other places”.
Identity is one of the essential goals for the future of good environment. People should feel that some
part of the environment belongs to them, individually and collectively, some part for which they care
and are responsible, whether they own it or not. The urban environment should be an environment,
which encourages people to express themselves, to become involved, to decide what they want and
act on it. (Appleyard & Jacobs 1982, 11).
* Oktay, 1998, p. 17
Heritagescape*
When thinking about the heritagescape it is important to remember that it is both a method and
a concept. As a concept it is a means of describing and thinking about those specific landscapes
that make up a heritage site. Whilst the heritagescape incorporates some of the basic constructs
of landscape theory it is a particular idea that relates wholly to heritage sites. It is distinct from
but at the same time an integral part of the larger landscape in which it is located. Like the larger
landscape, the heritagescape is more than the sum of its physical components and, while centred on
the site itself, it may not necessarily be restricted to the physical limits of the place.
The heritagescape as a method is structured enough to offer a replicable and transparent means of
analysis, yet it is also flexible enough to be able to accommodate the particular ‘personalities’ of
individual heritage sites. Rather than being overwhelmed by the differences, this methodology looks
for underlying qualities that characterise these places. Second, the heritagescape is not meant to
provide a single incontrovertible answer. Thus, rather than creating a set definition, the heritagescape
offers a measure— a constant—against which individual sites may be evaluated both as specific
places and in relation to other sites.
* Garden, 2006, p. 398
C H A P T E R I V . E VA L U AT I O N
Multilevel Governance
“Multilevel governance can be defined as an arrangement for making binding decisions that engages
a multiplicity of politically independent but otherwise interdependent actors – private and public
– at different levels of territorial aggregation in more-or-less continuous negotiation/deliberation/
implementation, and that does not assign exclusively policy competence or assert a stable hierarchy
of political authority to any levels.” (EUKN, 2011, p. 6)
Integrated approach
“Incorporation of diverse sectoral policies (such as employment, education, environment,
culture, spatial policy, social policy) at diverse organisational levels (local, regional, national and
intergovernmental instances) to achieve a holistic territorial policy approach.” (EUKN, 2011, p. 6)
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CHAPTER I

D.

RESEARCH CONTEXT

Image 20. View of the Sandino Avenue, former Roosvelt Avenue, before the 1972 earthquake. Source: “Colección La Vieja Managua” (Collection the Old Managua) property of the Municipal Office of Managua.
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NICARAGUA AND ITS REGIONS

D. 1

According to Law #59 the “Administrative Law Division Policy” of Nicaragua, adopted on August 15
of 1989, the country was divided into nine regions. Nonetheless, in 2005 some amendments and
additions were made to this law, which do not recognize the previous subdivision of regions. Today, the
legislative framework of Nicaragua recognizes a subdivision of the country in three macro regions by its
geological, climatic and ecological characteristics (see Map 1). Nonetheless, these 3 macro regions are
not presented within the political and administrative law of the country. In general terms these macro
regions are described as follows:
- The Pacific Region: bounds the southwest part of the country in the depression or Nicaraguan
Graben and has a high ecological risk and high population density;
- The Central Region, formed by the Segovian Massif, geologically the oldest soils of the country,
predominantly rural with an agricultural economy and limited road network development; and,
- The Region of the Atlantic or Caribbean, formed by an extensive plain that descends gradually
from the Central Plateau to the coasts of the Caribbean; with the Wawashan Hill of 554 metres
above sea level, which extends under the waters of the Caribbean Sea, forming the continental shelf
of Nicaragua.

NICARAGUA’S POLITICAL ADMINISTRATIVE DIVISION

Image 21. View of the Tiscapa Lagoon and the Loma of Tiscapa recreational park. Source: taken by the author on 2009.

Nicaragua is the largest Central American country with
borders on the Caribbean Sea and the Pacific Ocean (see
Image 22). The nation’s borders are 1,231 kilometres long:
to the north 922 kilometres with Honduras and to the south
a border of 309 kilometres with Costa Rica. Its combined
coastline is 910 kilometres in length. Nicaragua’s total area
is 130,688 square kilometres of which 120,254 are land and
9,240 square kilometres are of water.
As a general introduction it is interesting to state that
ever since the process of rapid growth of urbanization in
Image 22. Location of Nicaragua in Central America.
Nicaragua in the early eighties, a phenomenon that led
Source: made by the author, may 2013.
the consolidation of about 169 cities across the country,
Nicaragua became a territory with a majority of urban population, with approximately 50.12% of its
population living in cities. The process of urbanization in Nicaragua shows a gradual increase, as in 1990
it stood at 51.44%, in 2000 at 55.51%, to reach in 2010 an amount of 58.33% of urban population.
In this section the description of the Political Administrative Division of Nicaragua is summarized.
Making emphasis in the Municipality of Managua and its urban tissue as they conform the context of the
project’s location.

Map 1. Geological Macro-regions in Nicaragua. Made by the author.

The process of urbanization in Nicaragua experienced a high imbalance in the distribution of the
population, with a heavy concentration in the Pacific region – that hosts the capital city - where in 15%
of the territory lives 52% of the population, while in the Central Region 28% of the territory is home to
32% of the population and the Atlantic Region with more than half of the national territory (57%), lives
only 16% of the total population.
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NICARAGUA AND ITS DEPARTMENTS AND MUNICIPALITIES
Nicaragua is divided for administrative purposes into departments (see Map 2) that do not have any own
or delegated authority by the central government. These Departments are subdivided into municipalities
(see Map 3). The country is divided into: two autonomous regions, fifteen departments and one hundred
fifty-three municipalities established by the Amendments and Additions of Law #59 the “Administrative
Law Division Policy” of Nicaragua, published in 2005.. Having the departments and autonomous
regions formed by grouping of municipalities and every municipality belong to a single department or
autonomous region. These divisions are:

5. Leon, with a head of department in the city of Leon, made up of ten municipalities: León,
Quezalguaque, Telica, Malpaisillo, El Sauce, Achuapa, Santa Rosa del Peñón, El Jicaral, La Paz Centro
and Nagarote.
6. Managua, with the departmental capital city of Managua, which is in turn the capital of the
Republic, composed of the following municipalities: San Francisco Libre, Tipitapa, Mateare, Villa El
Carmen, San Rafael del Sur, Managua, Ticuantepe, El Crucero and Ciudad Sandino.
7. Masaya, with department head in the city of Masaya composed of nine municipalities: La
concepción, Nindirí, Masaya, Tisma, Masatepe, Nandasmo, Catarina, Niquinohomo and San Juan de
Oriente.
8. Carazo, with department head in the city of Jinotepe, composed of eight municipalities: San
Marcos, Diriamba, Dolores, Jinotepe, El Rosario, La Paz de Carazo, Santa Teresa and La Conquista.
9. Granada with departmental head in the city of Granada, composed of four municipalities: Granada,
Diriá, Diriomo and Nandaime
10. Rivas, with department head in the city of Rivas, composed of ten municipalities: Tola, Belén,
Potosí, Buenos Aires, Rivas, San Jorge, San Juan del Sur, Cárdenas, Moyogalpa and Altagracia
11. Boaco, with department head in the city of Boaco, composed of six municipalities: San José de los
Remates, Teustepe, Santa Lucía, Boaco, Camoapa and San Lorenzo.
12. Chontales, with department head in the city of Juigalpa, composed of ten municipalities:
Comalapa, Juigalpa, La Libertad, Santo Domingo, San Pedro de Lóvago, Santo Tomás, Acoyapa, Villa
Sandino, Cuapa and El Coral.
13. Jinotega, with head in the city of Jinotega, composed of the following eight municipalities: Wiwili
Jinotega, El Cuá, San José de Bocay, San Sebastián de Yalí, La Concordia, San Rafael del Norte, Las
Praderas and Jinotega.
14. Matagalpa, with department head in the city of Matagalpa, composed by thirteen municipalities:
San Isidro, Sebaco, Ciudad Darío, Terrabona, San Dionisio, Esquipulas, Muy Muy, Matagalpa, San
Ramón, La Dalia, Rancho Grande, Matiguás and Río Blanco.
15. Río San Juan, cwith department head in the city of San Carlos, composed by six municipalities:
Morrito, El Almendro, San Miguelito, San Carlos, Boca de Sábalos and Greytown.

Map 2. Department divisions in Nicaragua. Made by the author.

1. Nueva Segovia, with a head of department in the city of Ocotal, composed of twelve municipalities:
Santa María, Macuelizo, Dipilto, Ocotal, Mosonte, San Fernando, Ciudad Antigua, El Jícaro, Jalapa, Murra,
Quilalí and Wiwilí.
2. Madriz, with a head of department in the city of Somoto, composed of nine municipalities: Somoto,
Totogalpa, Telpaneca, San Juan de Río Coco, Yalaguina, Palacaguina, San Lucas, Las Sabanas and San
José de Cusmapa.
3. Estelí, with a head of department in the city of Estelí, which includes six municipalities: Pueblo
Nuevo, Condega, San Juan de Limay, Estelí, La Trinidad and San Nicolas.
4. Chinandega, with a head of department in Chinandega, composed by thirteen municipalities: El Viejo,
Tonalá, Somotillo, Santo Tomás del Norte, Cinco Pinos, San Pedro del Norte, San Francisco del Norte,
Villanueva, Chinandega, El Realejo, Corinto, Chichigalpa and Posoltega.
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North Atlantic Autonomous Region with its administrative base in the city of Bilwi, also known as
Puerto Cabezas, integrated with the following municipalities: Puerto Cabezas, Bonanza, Siuna, Rosita,
Waspán, Prinzapolka, Waslala and Mulukukú.
South Atlantic Autonomous Region, with its administrative headquarters in the city of Bluefields,
composed by twelve municipalities: Bocana de Paiwás, La Cruz del Río Grande, Laguna de Perlas,
Klukrahill, El Rama, Muelle de los Bueyes, Nueva Guinea, Bluefields, Corn Island, El Ayote, Karawala
and El Tortuguero.
Municipalities are governed by a mayor and a city council, and as article 4 of Law #59 states, they
are the base unit of the political and administrative division of the country. With respect to the general
legislative powers, the Constitution states that in Nicaragua there are three levels of law and legal
systems: the one that the central and national organism adopt and approve (Legislative, Executive), the
ones that the Autonomous Regions adopt, and the ones that the Municipalities adopt.

THE DEPARTMENT OF MANAGUA AND ITS MUNICIPALITIES
The department of Managua (see Map 4) is located in the Pacific geological macro-region. Its boundaries
are: to the north with León and Matagalpa; to the south with the Pacific Ocean and Carazo; to the east
with Boaco, Granada and Masaya; and to the west with León. The department capital or head city carries
the same name of the department and corresponds to the capital city of the republic. Its administrative
political division consists of 9 municipalities in a total area of 3465.

1 km2 and departmental head height
is 82.97 meters above sea level.
As part of a brief history the creation of the department dates back to 1875, but its importance only
increased until 1852 when the city of Managua was declared capital of the Republic of Nicaragua.
Managua went from being an indigenous village to a town, from town to city, from city to capital and
from capital to department. Nicaragua was almost in constant civil war since 1823 until 1856 by political
differences lived between Granada and Leon. These two cities were the country’s principal cities as
colonial centres and respective headquarters of the feuding Liberal and Conservative factions of the
oligarchy. Thus Managua came slowly gaining moral, political, social and commercial authority and it
maintained itself as neutral ground located between these two cities. And it was during the government
of General Tomás Martínez Guerrero that Managua was consolidated as capital in 1852, as a compromise
between the two political branches.

Map 3. Municipality divisions in Nicaragua. Made by the author.

As a general overview the Political Administrative Division of Nicaragua is summarized as follows:

In the last census, which was conducted in 2005, the amount of inhabitants in Nicaragua summed up
to 5,142,098; with a growth rate of 18.0 percent annually, indication of a reduction of the rapid growth
that prevailed in previous decades. In the department of Managua 1,262,978 inhabitants were counted,
which corresponds to 24.5 percent of the total population and has a growth rate of 1.4 percent, which
is lower than the national average. The Managua Department has nine municipalities: San Francisco
Libre, Tipitapa, Mateare, Villa El Carmen, Ciudad Sandino, Ticuantepe, El Crucero, San Rafael del Sur and
Managua. The Municipality of Managua holds 74.2 percent of the department’s population, although with
a significant loss due to distribution of fertility rates since 1995.
Interesting to mention is a Municipality that has changed its profile since the 1995 census as it is the
case with Mateare; now it holds an accelerated growth with a rate of 4.8 percent per year, which means
that in 10 years from one census in 1995 to the next in 2005, it has almost doubled its population (see
table 1). Ticuantepe is another fast-growing municipality with a rate of 3.0 percent as well as Ciudad
Sandino (database updated of the 1995 census according to the delimitation of the municipality).
Another interesting fact is that there is a new concentration of population inside the municipalities, in
relation to its area, having Managua as the densest with 3,509 inhabitants per square kilometre. In this
Department, Tipitapa is the municipality with the biggest extension area with 975.30 square kilometres
and Ciudad Sandino the smallest with 51.11 square kilometres (see table 1).
The municipality of Managua, as the capital, has an exceptional performance of internal migration. There
is an attraction for internal migrants from other departments or regions, as the fifth of its population
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Table 1. Population, primacy order, growth rate between census, area and population density by Municipality.
Census of 1995 and 2005. Taken from VIII Censo de Población y IV de Vivienda, 2005.

born in other municipalities, with 46.2 percent and 45.4 percent respectively. In addition, about 30
percent of the inhabitants of Tipitapa, Ticuantepe and El Crucero were not born in these cities. All
former municipalities receiving a significant contribution in their populations due to immigration. These
municipalities present socioeconomic conditions that determine such behaviour, as such, the attraction
of the development of manufacturing activity that are captivate labour based migration.
The volume of migrants is less than the number of people who have come to reside in the Department
in the last five years. There is a larger amount of people who come from other Departments or
Autonomous Regions to a Municipality in the Department of Managua that from the same department.
Emigration has the same behaviour but in smaller proportions. Municipalities where there is an outweigh
of immigrants from another Department are Managua and San Francisco Libre. Municipalities that receive
the highest proportion of migrants from the same Department’s Municipalities are Mateare, Cuidad
Sandino, El Crucero and Ticuantepe.

Map 4. Department of Managua and its municipalities. Redrawn by the author.

(19.9%) were born in another Department or Autonomous Region of the country. Also, in Managua 93.7
percent of internal migrants are from other Departments or Autonomous Regions, the remaining 6
percent is the contribution of the other municipalities of Managua. This creates more pressure on the
demand for social services and infrastructure due to migration flows.
Although in absolute terms, the Municipality of Managua captures the largest population that has
migrated from their town of birth, in relative terms (for example, according to the size of their
populations), in the Municipalities of Ciudad Sandino and Mateare, close to half of its residents were
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Of the inhabitants of each municipality, San Rafael del Sur, Managua and San Francisco Libre are the
ones experiencing less structural population changes caused by the arrival of people. This is because, in
the last five years, of its existing population in 2005 more than 95 percent are not migrants.
Although other Municipalities within the Department are evidently growing, Managua still remains as
the main zone or nucleus within it. Not only by comparing the population amount (see table 1) one can
see the high differences in agglomeration but also by analyzing the concentration of functions, jobs
and internal migrations. It’s important to mention that although Managua, in the past decade, has lost
population, something very different from what happened in the first five years of the 1990s, the bulk
of the losses are in its exchange with its neighbouring municipalities. Thus, ratifies net emigration of the
municipality of Managua is associated more with a process of suburbanization than with a concentrated
deconcentration or configuration of a diffuse metropolis.

GENERAL FRAMEWORK
As presented previously, Nicaragua is divided into 17 departments, 2 autonomous regions and 153
municipalities. The country’s administrative subdivision has no intermediate government level between
the municipality and the Central Government (see Map 5). Municipalities are characterized by population
and number of Councillors. They are 50 municipalities which have populations greater than 20,000
inhabitants. The municipality of Managua, due to its high number of inhabitants, has 20 Councillors;
municipalities with a population of more than 20,000 people have 10 Councillors and the rest count with
only 5 members. Mayors and Councillors are elected directly by the voters.
Since the reform of the Constitution of Nicaragua in 1995 the autonomy and municipal authority has
been strengthened establishing a decentralisation Commission, directed by the Institute of Municipal
Development (INIFOM). This body has been created to identify the electoral, legal and regulatory
changes needed to strengthen the decentralization of authorities, increase autonomy and basic
resources of local governments, and strengthen the administrative process.

D. 2

NATIONAL INSTITUTIONAL AND ORGANISATIONAL ASPECTS

Map 5. From the National scale there is a jump to the Municipal scale, establishing the municipality as the base unit of the
political and administrative division of the country. In this image the scale jumps from the national scale (Nicaragua) to the
Municipality of Managua. Source: made by the author, march 2013.

PUBLIC ADMINISTRATION IN NICARAGUA

Image 23. Faith Plaza during a seasonal fair. Source: taken by Silvio Balladares on 2009.

The organs of the public administration are the units between which the competence of the State is
divided in administrative matters. Through the administrative organization, the State adopts a structure
appropriate to public services and more forms of administrative action. There are three elements of the
administrative organization: territory, population, and Government officials, these arise from the nature of
the administrative work that is work of the State which spreads through its territory and its population,
the State as legal person acts through natural individuals who are referred to as public officials.
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Centralized Administrations
Through administrative centralization is the fundamental way in which public administrative entities
are organized. The main quality of administrative centralization is that centralized entities are related
to each other by a constant hierarchical link. The President of the Republic is on the cusp of the
centralized public administration and subordinated are those public bodies below. The centralized bodies
include:
1. The Presidency of the Republic, under the leadership of the President of the Republic, who is the head
of State, head of Government and Supreme Head of the army;

Decentralized Administrations
In Nicaragua there is also decentralization of public administration. For the administrative law it is a
legal form of public administration, through the creation of public bodies by the legislator, endowed
with legal personality and own heritage, responsible for a specific public interest activity is organized.
Through this form of organization and action specific public services, are fundamentally addressed.
However, decentralized entities are subject to the activities of control and surveillance of the Central
Public Administration. Decentralization allows the rapid solution of Administrative Affairs and local
interests are better served by people from the same locality, allowing a more direct and closer attention
to the problems.

2. Vice-President of the Republic;
3. The Ministers of States, under the direction of a Minister and a Deputy Minister. These ministries are
the main organizations through which the policies of the State and public functions are promoted. They
have jurisdiction throughout the Republic and their functions are permanent and exercise their functions
in a Ministry. The order of origin of the ministries is laid down in article 12 of the law No. 290, which is
as follows:
(a) Ministry of the Interior.
(b) Ministry of Foreign Affairs.
(c) Ministry of Defence.
(d) Ministry of Finance and Public Credit.
(e) Ministry of Development, Industry and Trade.
(f) Ministry of Education, Culture and Sports.
(g) Ministry of Agriculture and Forestry.
(h) Ministry of Transportation and Infrastructure.
(i) Ministry of Health.
(j) Ministry of Labour.
(k) Ministry of the Environment and Natural Resources.
(l) Family Ministry.
4. The secretariats of State. These are agencies that attend to the President of the Republic, in
the multiple tasks of the Government. The functions played by the secretariats are by presidential
delegation and Secretaries have range of Ministers, Secretaries that currently exist are six: (a) Secretariat
of the Presidency; (b) Technical secretariat; (c) Social communication Secretariat; (d) Secretariat for
social action; (e) Private Secretary; and (f) Personal Secretary.

- 32 -

Decentralized entities which can be mentioned under our law, are as follows:
1. In the first order, the municipalities and the autonomous regions of the Atlantic coast of Nicaragua,
which constitute the maximum degree of political or territorial decentralization of the State, directly
recognized by the Constitution and special laws.
2. The universities covered by the law No. 89 of the institutions of higher education in Nicaragua.
3. Central Bank of Nicaragua (BCN): created by the Decree No. 525 of the 28 July 1960 and
regulated by organic law No. 317 of 11 October 1999. It is a decentralized body of the State, of a
technical nature, of indefinite duration, with legal personality and own patrimony and full capacity to
acquire rights and contract obligations. It is the State regulator of the system.
4. Management company international airports (EAAI): created by the Decree No. 1292 of August
11, 1983, amended by Decree No. 49-91 on December 22, 1992. It functions as a decentralized or
autonomous entity of the State with its own patrimony, legal personality and indefinite duration.
It operates and develops with the income generated by the services provided to airport users.
Manages four airports nationwide: the international airport of Managua and three domestic airports
in the Atlantic coast of Nicaragua (Puerto Cabezas, Bluefields and Corn Island). On the other hand,
manages slopes of landings throughout the national territory.
5. National Institute of social security (INSS): is an institution of public law, with legal personality,
technical, functional, administrative and financial autonomy. It regulates, supervises and controls
administering funds of institutions pensions for invalidity, old age and death.
6. The Nicaraguan Institute of Territorial Studies (INETER).
7. Nicaraguan Company of Water and Sewerage Systems (ENACAL).
8. Nicaraguan Institute of Telecommunications and Post.
9. Ministry of Development, Industry and Trade.

Deconcentrated Administrations
In Nicaragua we also find deconcentrated entities of public administration. Here, deconcentration
emerges as a means to facilitate the dynamism of the activity of certain organs of the administration.
Decentralized entities of the centralized public bodies receive the name of administrative agencies.
Decentralized agencies depend at all times of the administrative body which are subordinate, they
depend directly on the holder of the central entity part of whose structure.

The Judiciary power, whose highest authority is the Supreme Court of Justice, is composed of 12 judges
elected by the National Assembly. It is responsible for the administration of Justice, to resolve legal
disputes, it has the authority to judge and run through the courts of Justice. There are also regional
appeals courts and judges of local districts for civil, criminal and labour complaints, in accordance with
the regulations established by law. The Mayor of Managua and the Judiciary power choose 800 jurors of
conscience which correspond to the 100 crime courts for the municipality of Managua.

Deconcentration is an act of legislation by means of which certain powers of a central body are
transferred to organisms that are part of its own structure in order that the activity that performs the
management is done in a prompt and expeditious manner. The administrative agency also lacks own
heritage and legal personality, its legal status and its own budget is determined and assigned by the
holder of the central entity on which it depends. Some organs which are decentralized in Nicaragua are:
(a) Departmental Secretaries of the Presidency.
(b) the Institute of Assistance to War Victims.
(c) the National Administration of Geological Resources.
(d) the National Fisheries and Aquaculture Administration.
(e) the State Forestry Administration.
(f) National Water Administration.
(g) the General Directorate of Protection of Animal and Plant Health.
(h) the Directory of Information for the Defence.

Finally the Electoral power has the objective of organizing and functioning the respective warranty of
the electoral process. This power of the State is the one that guarantees the purity of the elections
of the highest authorities of the country, normally this power’s officials are appointed by the National
Assembly or Legislature.

The central Government in the Municipality
In Managua the four political powers of the State of the Republic of Nicaragua are based, represented
by the National Assembly, the Supreme Court of Justice, the Electoral Supreme Council and the
Presidency of the Republic. From this city, and with the support of departmental delegations of these
powers, the destiny of the internal affairs of Nicaragua are governed. The powers are independent of
each other subordinated only to the Supreme National interests provided for in the Constitution. Also, the
political Constitution of the country establishes the duration or periods on which the different authorities
of the powers of the State will govern.
The National Assembly exercises the Legislative power and it’s currently constituted by 90 deputies with
their respective alternates, elected every five years by national, departmental, district and electoral ratio
in the case of the presidential candidates.
The Executive Branch has the President and Vice-President of the Republic, elected every five years,
that theoretically execute the provisions of the legislative branch or puts into practice laws. In general
terms, the Executive power is the power that has its sphere of competence under the management and
administration of the interests of the country and of the society as a whole.

THE LOCAL GOVERNMENT
The highest authority of the Municipality of Managua is the City Council, comprising 20 Councillors
of different political affiliations including the Mayor. The City Council chaired by the Mayor has
a deliberative, normative and administrative character and is in charge of the government and
administration of the municipality.
The Mayor is the highest executive authority of the Municipal Government, it has functions, but many of
them depend on the approval of the City Council. The Mayor and the Councillors are elected by direct
vote for a term of four years and perform theirs functions in accordance with the political Constitution,
the Law No. 40 or Law of Municipalities and the Plan of local taxes.
The City Council is conceived as the Authority Member of the Government, in charge of establishing the
fundamental guidelines of the Municipal Administration in the economic, political and social affairs of
the municipality. Its main purpose is to interpret the will of the people, recognize their needs and offer
solutions to their problems and render the services established by the law.
The Municipal government of Managua (Alcaldía de Managua or ALMA) has a set of attributions
according to the Law of Municipalities, some of them are: (1) The control of urban development and land
use; (2) Protection of the environment and urban landscape; (3) To contribute to the construction and
maintenance of municipal roads, and; (4) Garbage collection, public areas care, and treatment of solid
wastes.
The General Direction of Planning of the Municipality of Managua through the Office of Budget,
coordinates the elaboration of the budget from the rest of municipal addresses, meeting first with
shipment of budgetary policies, financial ceilings, forms and instructions for the preparation of the
respective draft budgets of each area.
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According to article 36 of the Law of Municipalities (Law No. 40) in order to realize the effective
participation of the people in the municipal administration of each municipality, municipal councils will
be organized as assemblies composed of residents of each municipality who participate in them freely
to criticize constructively and support project managements. These councils are performed at least two
times in the year to report on the draft Municipal budget and its execution.
Through the territorial delegations or districts of the Municipality of Managua (see Map 6), the defence of
local interests is promoted, establishing a process of direct communication with the population to meet
their needs and from there to define the priorities of work and therefore its Action Plan. The Delegate
of the Municipal Office is the responsible for the direct relationship with the organizations, agencies,
institutions and the rest of the Municipality of Managua (ALMA).

The official external cooperation of bilateral and multilateral sources to Nicaragua during the first
half of 2012 was increased in 99 million dollars with respect to the levels observed in the first half
of 2011, reaching 670.8 billion dollars, which amounted to 49.3 per cent of national exports of goods
Free on Board - FOB - equivalent to US $ 1,361.6 million and exceeded 176.5 million dollars the total
of received remittances equivalent to US $ 494.3 million. Of the total of the official cooperation, 492.2
million dollars corresponded to loans (73.4%) and 178.6 million to donations. (BCN, 2012).
The increase of official cooperation in the first half of 2012 was mainly by way of disbursements of
loans, which increased by 64.7 million dollars (15.1%) with respect to the first semester 2011, while
disbursements of grants increased by 34.3 million (23.8%) (BCN, 2012).
Within the Municipality of Managua the activities carried out by external cooperation are manifold and
are taken forward by a specific office. The Direction of External Cooperation, which belongs to the
General Office of Project Management, is responsible for managing the external resources needed for
the implementation of programmes and development projects as well as to continue loans, donations
and collaborations of friendly Governments, international organizations and counterpart institutions
(Municipality of Managua web page, march 2013).
Through the Direction of External Cooperation requests are made for technical and financial cooperation,
consultancy and training efforts for the staff of the Municipality’s Office. Also, multilateral cooperation
agreements, loans to international financial bodies, follow up on projects financed with external
resources, profiling of projects, among others. Some of the current projects under the investment
external cooperation specifically for Managua were managed to be picked out of the Report of Official
External Cooperation of the first half of 2012, done by the Central Bank of Nicaragua, published in
October 2012.

Map 6. Territorial delegations or districts of the Municipality of Managua. Source: made by the author, march 2013.

EXTERNAL COOPERATION
The availability of external resources continues to be a factor that contributes to the economic growth
of the country, through the promotion of the production and execution of the Public Sector Investment
Plan. These resources are being used in expansion of economic infrastructure (electrification, transport
and road construction, among others); in the social area (health, education, social protection, food
security, reduction of poverty, among others); and on the promotion of agricultural production and rural
development.
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As project loans from bilateral sources we find: Road Managua, Masaya and Granada - and - Substation
plant Nicaragua through the Government of Spain; and the Managua airport improvement and others
of the country thanks to Eximbank of China-Taiwan. From Multilateral sources there is: the Project of
water and sanitation in Managua by the International Development (IDA/WB) Association; Modernization
program of Managua - Program sanitation Lake Managua - Road Structure of the Plan Puebla Panama
project - The rehabilitation of the road Managua to El Rama - Program of Pluvial drainage, development
management in the subwatershed III of Managua - and - the Drinking water program for Managua
by the Inter-American Development Bank (IDB); and Lake Managua sanitation program - and - Road
Project Plan Puebla Panama via the Nordic Fund for Development (NDF).
Through donations on specific projects from bilateral source: Sanitation of Lake Managua and Sanitation
of Lake Managua component treatment of waters served through the Government of Germany; the
School shop, Acahualinca as an initiative of the Government of Spain; Empowerment system collection
of solid waste management and improvement of living conditions in Managua via the Government
of Italy; and the Rehabilitation of basic education school facilities and Media in Managua III Stage by

the Government of Japan. As donations from multilateral sources there is: the Project of water and
sanitation for the Region of Managua (PRASMA) through the International Development Association
(IDA/WB); Preparatory assistance “promotion system transport environmentally sustainable Managua”
via the Global Fund for the environment (GEF); Partnerships for the management of solid waste in
the municipality of Managua - Support for the transformation of the public transport from Managua and - Human Settlements (PAH) programme with the cooperation of the United Nations Development
Programme (UNDP); and the projects of Managua integrated periphery and Rehabilitation services of
primary health care and Strengthening of SILAIS of Managua in cooperation with the European Union.
Through Private sector donations per project from bilateral source there is: the Approach to gender
equality and generational in the municipality of Managua - Access, tenure and promotion to initial,
primary and secondary education of Acahualinca - Improvement of youth educational situation in rural
communities in Managua and Madriz - and - Reducing risks to disaster by earthquake in vulnerable
neighbourhoods in district IV in Managua through the Government of Spain; and the Strengthening
capacities of local prevention and mitigation of emergencies response Managua through a donation
by the Government of Italy. From multilateral sources: Caritas Archdiocese of Managua by Central
American Bank for economic integration (CABEI); Socio-productive and environmental rehabilitation
of coastal municipalities of Managua - Integrated management of solid urban waste and sanitation Vocational training based on competency of youth of districts of Managua and Masaya - Promotion,
defence of human rights of women belonging to ecclesial communities Managua through the European
Union.
CIVIL SOCIETY
Non-governmental organizations (NGO’s)
In the municipality of Managua a large group of agencies have representation. The majority of these
agencies have as a main function to support the population in various aspects, for example: social
projects; infrastructure projects; support for medium-sized and micro-enterprises; health; micro
financing; community development; housing; protection of children; social, scientific and technical
research. The presence of such organizations is very common in countries such as Nicaragua where
poverty levels are very high and the Government’s action is not enough to meet the needs of the
population. Managua as the capital city, houses with the location of its headquarters, approximately 70
non-governmental organizations. Many of these agencies / organisms work also at the national level.
The best known national and international agencies, taken from Managua’s municipal tab (INIFOM, 2009)
include: ACODEP, CEPRODEL, CHISPA, Grupo Fundemos, Habitat for Humanity, Hagamos Democracia,
RADDA BARNEN of Sweden, Save the Children, Doctors without Borders, CARITAS of Nicaragua,
Nicaraguan Institute of Alternative for Sustainable Development (INADE), Fundación FREIDRICH EBERT,
KONRAD ADENAHUER Foundation (FKA), German Cooperation Service, Servicio CRISTIANO POR LA
PAZ (EIRENE), CARE International, CHRISTIAN Fund for Nicaraguan Children, OXFAM QUEBEC O.C.S.D,
IBIS Denmark (IBIS DK), FOUNDATION ENGELMAJER, International Solidarity Spanish Foundation For

Cooperation, AFALIT International, American Nicaraguan Foundation (ANF), International Cooperation
for Development, Liberation Movement and Development (MOVIMONDO-MOSCISV), Maranatha Christian
Mission, Foster Parents Plan Internacional INC. (Plan Internacional Nicaragua), World Relief Nicaragua
(WRN) and others.
Private enterprise
Private enterprise in Nicaragua is represented by the Private Enterprise of Higher Council (COSEP); the
institution is integrated by 114 organizations, which in turn are agglutinated in 7 major institutions. The
institutions are: the Nicaraguan construction Chamber (CNC), the Chamber of Industry of Nicaragua
(CADIN), Chamber of Commerce of Nicaragua (CACONIC), Nicaraguan Development Institute (INDE),
Confederation of Professional Associations of Nicaragua (CONAPRO), Union of Agricultural Producers of
Nicaragua (UPANIC) and the Nicaraguan Fisheries Chamber (CAPENIC).
Private enterprise through the COSEP aim to promote the rights of private enterprise, in harmony with
human rights, as well as to unite, coordinate and support affiliated organizations. Hand in hand they aim
to strengthen the representativeness, promote proposals and actions in the service of the integral and
sustainable development of Nicaragua.
The COSEP plays an important role within the municipality in the economic and social aspects trying to
solve the problems of general interest that affect the private sector and that relate to national interest.
This Council also contributes to the development of the economy organizing seminars, training courses,
roundtables, conferences, meetings with national and international organizations; in order to improve
the country’s human resources. It conducts research and analysis of economic, financial, social and
legislative content. All this to keep informed the business sector and the public when the measure
of impact is needed of its related content matters and also about the economic development of the
country.

Other forms of local associations
There are other forms of associations with different purposes, but most of them are of community or
social interest. One important association to mention is the one that agglomerates the Municipalities
of Nicaragua, the Association of Municipalities of Nicaragua (AMUNIC). This association is a nonprofit
civil organization created by Decree 973 on April 25, 1995; it has a municipal, social, pluralistic,
nondiscriminatory character whose nature is based on the protection and promotion of the interests of
the municipalities in the country and aiming to strengthen relations of cooperation between them.
It is important to note that in 2006 a constitution of partnership was signed between the municipalities
that make up the III Sub-Watershed of the South Basin of Lake Managua: El Crucero, La Concepción,
Managua, Nindiri and Ticuantepe. This partnership was presented as the Association of Municipalities
of the Southern Watershed of Lake Managua (AMUSCLAN). The preamble of this agreement includes
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that the Sub-Watershed is one of the most vulnerable areas to natural events. The disorganized urban
development presents considerable levels of environmental degradation and one increasing incidence in
risks by natural events as well as in the occurrence of irregular events. The association intends among
other objectives, to contribute to the sustainable development of the Metropolitan Area of Managua. Also,
to strengthen the outcome of “The Agroecological and Storm Drainage Study of the Sub-Watershed
III of the Southern Basin of Lake Managua“, through an environmental management program of the
Metropolitan Area, which will be financed by the IDB.
Union organizations
As well as the NGOs organizations within the municipality of Managua different actors of the civil
society are grouped to form federations or associations with a clear definition of the interests to which
they are linked. There are groups formed by professional interests, environmental groups and federations
of carriers, teachers, workers in health, producers, workers, women, promoters of culture, among others.
The importance of the existence of these organizations is that they all act in the social interests that
impact positively on the development of the municipality and serve as a channel of communication
in extreme cases of conflict caused by Government measures in order to ensure the common good.
Example of these organizations are: the Association of Nicaraguan Women “Luisa Amanda Espinoza”;
the National Association of Educators of Nicaragua; Nicaraguan Association of Engineers and Architects;
Association of Professionals Environmentalists Women; the Health Workers Federation; the Federation of
Collective Transport of Nicaragua; and the Federation of Taxi Cooperatives.
Community or neighbourhood committees
Citizen Power Councils (CPCs) constitute one of the primary Sandinista organization mechanisms for
fostering social and political organization at the neighbourhood level. The official description of the
CPCs outlines a nonpartisan body dedicated to citizen participation in governance and heightened
accountability of authorities to the populace. Today, they are present in every neighbourhood in Managua
as well as in municipalities across the country, though participation, activity and influence vary widely.
Nonetheless, while some CPCs do function democratically with real bi- or plural- partisan participation,
some develop a role that of a party functionary.
Committees, while officially open to all, are required to include 50 percent women and 30 percent
youth membership. This rule is intended to ensure fair representation (regardless of demographics in
the neighbourhood or community being represented). There are four levels of CPC “cabinets”: local,
municipal, departmental (provincial), and national, with each level electing its representatives to the next
level.
Unified CPCs can access significant funding for social services and support as well as influence in local
and national decision making. Those resources most often come in the form of money, but may also
include access to city equipment, construction materials, or other supplies. Funding may be spent on
infrastructure, community projects or other goals as determined by the CPC.
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D. 3

THE MUNICIPALITY OF MANAGUA

Image 24. Rubén Darío roundabout located in the commercial subcenter of Managua, that carries the same name, located as
well in the periphery of the new Cathedral. Source: taken by Silvio Balladares on 2010.

THE MUNICIPALITY
The municipality of Managua is located south of Lake Xolotlan or Lake Managua, in the Department of
Managua. It is bordered on the North by the Managua Lake, to the South with the Municipalities of El
Crucero and Ticuantepe, to the East with the Municipalities of Nindiri and Tipitapa, and to the West with
the Municipalities of Ciudad Sandino and Villa El Carmen (see Map 7).
The Managua Municipality has an area of 267 square kilometres, amounting to 7.7 percent of the
extension of the department and holds an urbanized area of approximately 250 square kilometres. It has
pronounced reliefs in its South and a flat terrain in its northern part. The amount of the economically
active population in the Municipality of Managua sums up to 49.2 percent, with the Department of
Managua holding 47 percent. As for labour mobility or commuting, 97.2 percent of occupied inhabitants
work within the same Municipality. However, the neighbouring Municipalities of Managua, Ciudad Sandino
and Ticuantepe, have 41.8 percent and 46.0 percent respectively which demonstrates municipalities with
a high labour mobility which is due to be received by Managua.

and El Crucero (formerly District VII), leaving the municipality of Managua with five districts. Finally in
2009, 20 years after its creation, the Municipal Ordinance 03-2009 reorganizes the subdivision of the
Municipality, regaining seven districts as the current territorial division.
The population of the municipality of Managua amounts to 1,006,128 inhabitants in 2011, according to the
Urbanism Directory of the Municipality, of whom approximately 47 percent are men and 53 percent are
women. The average age of the population of the municipality is of 26.5 years old and the 64.6 percent
of the population is between 15 and 64 years old, resulting in more social pressure of jobs and services
for these adults (ALMA, 2011). This population is divided in 1,068 neighbourhoods in the seven districts,
being District 1 the one that holds the most neighbourhoods with 242 of them (See table 2). Based on
the methodology of unmet basic needs (NBI), 56.4 percent of the population of Managua is not poor,
29.3 percent is poor but not of extreme poverty and 18.9 percent lives in extreme poverty, which mainly
live in spontaneous settlements throughout the urban tissue.

Table 2. Distribution of area, population and neighbourhoods. Compilation made by the author from data from ALMA
2011: Características Generales de Managua 2011 and data provided by the direction of Urbanism in 2012.

The municipality is the base unit of the political and administrative division of the country. It is
organized and operates through popular participation for the management and defence of the interests
of its inhabitants and the nation. The essential elements of the municipality are: the territory, population,
and Government (Art. 1 Law 40). The municipality, as an expression of the State in the territory exercises
through the management and delivery of corresponding services, competencies on matters affecting its
development, preservation of the environment and meeting the needs of its inhabitants (Art. 6 Law 40).
Map 7. The Municipality of Managua and its district subdivision. Made by the author.

Through the Executive Decree No. 112 of the year 1985 the Municipality of Managua was transformed.
It is currently regulated by: the Law of Municipalities No. 40 printed on August 17, 1988 and its rules of
procedure; the Decree No. 48-2000; and the Plan of Means of the Managua Municipality, Decree No.
10-91. Due to the horizontal growth of the city of Managua, in 1989 the Decree 421 creates territorial
subdivisions within the Municipality of Managua in seven districts; in order to decentralize the Municipal
Administration, strengthen the implementation of plans and sectorial programmes and improve control
and urban development. Subsequently, product of its geographical location and to provide better care
to the population the Act 329, of 1999 created the municipalities of Ciudad Sandino (formerly district I)

The Municipal Government is currently comprised of the following levels: (1) City Council; (2) Senior
management; (3) Bodies Staff; (4) Substantive organs; (5) Territorial organs; and (6) Agencies belonging
to the municipality. The highest authority is the City Council and is comprised of 19 members: the
Mayor and other Councillors. The City Council sets guidelines of municipal management in economic,
political and social affairs. It controls and monitors the development of the administration. They act
lawfully on the basis of municipal ordinances and resolutions, all within the framework of the laws of
the Republic. There are some companies affiliated to the municipality such as the Municipal Corporation
of Markets of Managua (COMMEMA), which takes care of the administration the city’s markets and the
Regulating Institute of Transportation of the Municipality of Managua (IRTRAMMA) that was created in
order to regulate transportation within the municipality, based on the law No. 40 “Law of municipalities”.
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The physical territory of Managua is exposed to a number of risks as a result of certain natural hazards
and holds a very vulnerable human settlement system. According to a study funded by the POSAFMARENA for the municipality of Managua in 2003, the types of risks with the highest incidence in the
municipality are: Earthquake; Landslide; Flooding; and Volcanism. In this section the main attention is
driven to the earthquake and flooding risks.
As mentioned previously, Managua is located in the southern coastal area of Lake Managua. It is located
in the lower part of the central sub-basin of part of the Managua Lake Water Aquifer (see Map 8).
The main runoffs of rainwater coming from the upper part of the sub-basin affect the urban tissue of
Managua. In recent years one of the major concerns is the effect that in the coming years may result
due to the accelerated urbanization process in the high areas of the sub-basin. This area is where the
highest density of drainage network is located and so far the local authorities have not developed a
strategy to address this problem. The strategy to address this problem should foresee as well as the
new housing developments that take place in the outskirts of the city of Managua, inside the urban
tissue are other housing developments that exacerbate the problem of stormwater drainage, because
sometimes the solutions do not contribute to infiltration but rather increase the runoff.

A characteristic feature of the city of Managua is that the axis of the sub-basin develops from south
to north, while the axis of the town developed from east to west. This means that the city intercepts,
almost in a 90 degrees angle, with its infrastructure runoff system, creating an urban structure that
is characterized by a highly variable morphology. Nonetheless, this variable morphology mentioned
previously is not only due to the large number of channels that cross the city, but also by the seismic
lines that also follow a south-north direction (see Map 9).
The city has a high density of active faults (Brown et al. 1973) and in 1931 and 1972 suffered two
destructive earthquakes that caused great loss of life and enormous property damage. According Segura
et al. (2000), the local earthquake faults, in statistical terms, generate 59% of the total seismic hazard
Managua. The remaining 41% result is from the subduction area from other zones in the volcanic chain
and the mountain zones of Nicaragua. This underscores the importance of knowledge of local faulting in
Managua. It is believed that the main faults running through the centre of Managua have few kilometres
long and with this feature can generate relatively moderate earthquakes of magnitudes up to 6.5 Richter.

Map 9. Map of seismic faults in Managua. The red lines represent Geological faults that have been checked
through direct observations of field; the discontinued red lines an alleged fault line. The blue lines represent
a Photogeological Guideline with a main morphological trait well marked and the green lines a secondary
photogeological guidelines with minor morphological trait, both whose evidence in the analysis of aerial photos is
masked by erosion or human activity. Source: Retrieved from the Technical Report: Update of Geological Fault Map
Managua INETER, 2002. Taken from: http://sjnavarro.files.wordpress.com/2008/09/fallas-geologicas-managua.pdf
on October 1, 2012

Map 8. Location of the Municipality of Managua, within the Lake Managua Aquifer. Made by the author.
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From this general overview one can conclude that the environmental characteristics due to Managua’s
geographical location was not taken into account in the urban development of its urban structure. On
the contrary, the complete lack of a coordinated action of environmental issues and opportunities with
the city’s planning has resulted in a city that is gives its back to its cultural landscape and is not
embracing its environmental features.

THE URBAN TISSUE
Within the borders of the Municipality of Managua the location of the consolidated limits of the urban
tissue are identified (see Map 10). Managua has an area of 273
 km2, of which about 150.5 km2 is
urban territory. In addition, in Managua 96% of its population is urban. This equates to 30% of the
national population, accounting for approximately 36% of the urban population and 32% of the national
economically active population, EAP, which assigns it, also in correspondence to its extension, as the
main urban centre of Nicaragua.
The municipality of Managua has a high degree of urbanization. Nonetheless, the problem is not the
degree of urbanization, but what is the quality of that development. Managua is based in a territory that
is under an accelerated degree of urbanization, but with poor urban quality.
All the districts of the Municipality have place within the urban tissue (see Map 10) and within its
borders the Central Area of the city is located and within this, the Historical City core.

The elevated costs of basics services is due mainly to the need of longer lines of pipes and fittings for
water supply as well as increased pressure for pumping; longer lengths of roads and transport routes,
which increase the price of transportation and transfer times; and a longer pipeline and pumping stations
for wastewater. The second main negative impact, of Managua’s high dispersion, is the significant
environmental damage caused mainly by the major loss of soil resources by the waterproofing effect
that the city produces and a decreased infiltration of groundwater and increased runoff, which in turn
generates floods and trawls of sediment.
The environmental vulnerability of Managua, given the strong physical-natural restrictions that affect
it in its entirety, and the creation of marginal areas in different parts of the city, formed by rural and
war-displaced immigrants in the decade of the 1980s, have influenced the increase of the urban
disarticulation. Historically, the environmental, economic and social situation of inhabitants with low
income, lack of housing and neighbourhoods with material instability, have been some of the most
sensed problems in the city of Managua. These problems are exacerbated by the destruction of
two-thirds of the housing, services and facilities stock caused by the earthquake of 1972 and other
environmental phenomena, such as Hurricane Mitch in 1998, which left a deep trail of destroyed areas by
intense floods in the country.
In Managua, not only the density factor but two other main characteristics differentiate it with other Latin
American cities: (1) The lack of a consolidated Historical Downtown or centre, and (2) the fact that in
Managua rich and poor quarters (formal and informal structures) are mixed within the urban tissue of
the city.
The city of Managua had a morphology and well-defined urban structure before the 1972 earthquake.
Due to the act of restricting the reconstruction of the Historical Core after its destruction with the 1972
earthquake the historical sense of the city was lost, and areas were consolidated without an integrated
urban development plan, where not only new residential areas were resolved, but the treatment to follow
with all networks and urban infrastructure and equipment. This decision of reconstruction restrict was
due to the personal interest of Somoza, head of the Governmental and Military power at that time, for
the sale of land on the perimeter of the city and the usage of his industrial cement plant to extend the
cities infrastructure lines. In the City Scale Analysis chapter this phenomena is further explained.

Map 10. The urban tissue of the Municipality of Managua.. Made by the author.

Today, the inhabitants of Managua occupy its ground in a gross density of 43.14 people per hectare. This
is a very low density for a capital city as most Latin American capital cities exceed 150 inhabitants per
hectare. For example Lima and Caracas have bulk densities exceeding 200 persons per hectare. This
goes to show that the current population of the city of Managua may be occupying an area 3 times
higher than that required in respect of any other capital city. This phenomenon is what is defined as a
high dispersion of habitat. The high dispersion that characterizes Managua brings some negative effects
in its urban performance. The two main negative effects are the elevated costs of basic services and
significant environmental damage.

Urban neighbourhoods in Managua are differentiated according to socio-economic groups and uneven
environmental conditions, differing in standards of living and in ways of appropriating the space. Even
though, from the year 1990, there has been progress in the areas of single family housing, commercial
and government buildings and the expansion of the road network, the high population growth of
Managua continues generating deficit in various aspects, such as access to urban land, connection to
infrastructure networks, social housing and employment. New and specialised financial services and
technologies are an emerging job market in some essential locations with preferential transport and
communications potential, but they offer opportunities of employment only to the population with highlevel education.
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The Central Area, located with the boundaries of the urban tissue of Managua, is the context of the
Historical Core of the city. The boundaries of Central Area that is taken forward within this thesis was
defined by the Master Plan for the Central Area, developed by the Municipality of Managua and its
Urbanism Directory throughout the 1980’s and revised and published in 1991 (see Map 12). The area
clusters 589 hectares that correspond to the old centre of Managua. Since the 1972 earthquake this
area remains disarticulated of the development process of the city even though since the 1980’s
State facilities of higher power, such as the Legislative Assembly and the Executive Power, have been
conglomerating here.
There have been efforts for the reconstruction of the area in relation to public and green areas, road
structure, and housing. Nonetheless, these efforts do not participate in a vision of the city structure
as a whole and lack strategies that integrate this area as the structural core it still is. Parallel to the
reconstruction efforts there is a spontaneous tendency of growth were low density and precarious
housing dwellings predominate with a negative effect on the environmental level. This together with the
informal and sprawling growth of the Oriental Market, located on the west side of the central area, are
some of the reasons this is a complex area that left behind in planning terms.

Map 11. Location of the historical core within the urban tissue of the Municipality of Managua. Made by the author.
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Until the earthquake of 1972 the centre of the city of Managua and its area of influence was
comprehended in 376 hectares and as the labour report of 1974 states from the Vice Ministry of Urban
Planning, the land uses were classified in: central business core as the centric part, general business
in its surrounding perimeter, communal business in the periphery area and the Lake’s coast classified
as the National Capital. Within these limits is the historical core of the city around which urban
development and the major activities of the government were given. Also the major service facilities,
commercial, financial, recreational and cultural uses were located in this area, as well as the technical
infrastructure of best city service. For this matter, this area possessed the highest values of urbanized
land, the highest construction index, the most intense and conflictive flows of circulation and the highest
population density.
After the 1972 earthquake the centre disappeared completely and it was just after 1979, with the
triumph of the Sandinista revolution, that a legalized limit was beset under the 903 decree of the
Central Government (see Map 11). This started the reconstruction of the Central Area around the axis of
the Bolivar Avenue.

As a context today as mentioned before, the delimitation made by the Master Plan for the Central Area
(1991) is taken upon in this study (see Map 12). The limit includes the part of the Tiscapa bank which
concentrates 170.4 hectares and in total the central area conforms 5.94 percent of the total of the city.
This area is divided between 3 districts, with the majority of its area in District 1 followed by District
number 2 and a small area in District 4 (see Map 11).

D. 4

CURRENT SPATIAL PLANNING FRAMEWORK

Map 12. Limits of the Central Area disposed in its Regulation and Master Plan, elaborated by the Municipality of Managua
through its General Urbanism Division, printed in 1991.

In accordance with the law of municipalities (Law 40) it’s responsibility of the Municipal Government
to plan, regulate and control the land use and urban and rural development of the constituency which
corresponds to the Municipality of Managua and this requires promoting the elaboration of development
plans and ensure compliance with them.
In the next section of this chapter, the plans that regulate the urban tissue and the Central Area and
the city of Managua in itself are summarized, towards providing an overview of the spatial planning
framework and its challenges. Further ahead, the revision and analysis of selected plans is made,
correspondent to each scale of review.

Image 25. Dwelling in the Candelaria neighbourhood left as trace of the former residential houses before the 1972 earthquake. Source: Bernard Gordillo taken from http://www.flickr.com/photos/bernardgordillo/7469737088/in/faves-rolandkrebs/ on May, 2013:
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URBAN DEVELOPMENT POLICY: BACKGROUND AND FRAMEWORK
Urban planning in Nicaragua was institutionally established in 1954 with the creation of the National
Planning Office, under the Ministry of Development and Public Works. Following the earthquake in
Managua, new needs arose to guide and control urban development. For this reason, in 1975 the ViceMinister of Urban Planning (VIMPU) emerged, running until 1979. In 1979, the Ministry of Housing and
Human Settlements was created and ceased to exist in 1988; transferring its powers to the Ministers
Delegate of the Presidency in the regions, this meant that regional structures disappeared. Today, Urban
Planning not only is no institutions specific responsibility, but of no authority either.

opportunity to achieve an orderly urban space if an Urban Development Plan would have been
developed and implemented, together with a group of legal instruments and urban and architectural
regulations, including a more demanding building code. However, what was developed in 1982 was a
Regulatory Plan of Urban Land Use, which in terms of urban methodology is contradictory as how was it
possible to develop a master plan for land use with the absence of an urban development plan as the
first is a consequence of the latter.

As a result of what was previously stated, in Nicaragua there is a lack of an Urban Development Policy.
What is currently used for urban planning is referred to territorial ordering or spatial planning. In the
last two decades, this framework has progressed in terms of legislation; the current land policy makes
references to the land use planning based on social, economic, natural resources and risks. Nonetheless,
there has been no consistency between the spirit of the legislation and the implementation of the same.
There are few efforts on the realization of the current land policy as it involves huge investments of
resources, which are not available, mainly in relation to the provision of basic services and job creation.
The Institutional body for Nicaragua’s spatial planning efforts include: INETER (Institution of Territorial
Studies), currently attached to the Presidency of the Republic, which is defined in the Act as a
participant in the development of urban plans and schemes; in turn to the MTI (Ministry of Transport
and Infrastructure) that within the Act is called to issue and execute urban standards; and the Housing
Bank (BAVINIC), which has been transformed into the Institute of Urban Rural Housing (INVUR) which is
responsible for the rules and policies of urban development and rural settlements.
In Nicaragua, the current practice of urban action, is expressed in a municipal decentralization policy.
This policy has given freedom to local governments to promote land use planning processes mainly in
urban areas and those areas of endangered forest. The Municipality is understood as an expression of
the State in the Territory, which has assigned jurisdiction over “matters that affect their development,
environmental protection and meeting the needs of its residents”, and “control of urban development
and land use“ (Municipalities Act, Title II, Art. 7).
The Municipal Government of Managua includes different projects within its governmental program,
which include the implementation of different studies and development plans framed within the urban
and social problems of the municipality. The City runs a portfolio of projects annually ranked as Major
Works and Minor Works, for the areas of roads, storm drainage, municipal facility, urban infrastructure,
social, beautification, environmental and others, under the responsibility of the local offices of the
Municipal Services Directorate and in specific cases by the Department of Environment and Social
Management.
As Milán (2006) states there are two Managua’s: the city before the 1972 earthquake and the postearthquake city. That city that should’ve been built after the earthquake would had provided an
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Map 13. Zoning regulation of the 1982 Regulation Plan for the Municipality of Managua. Taken from http://www.
urban-managua.org/?p=143#more on June 5, 2013.

The Regulatory Plan of Urban Land Use – which was originally drawn up in 1982 – establishes the
framework for land use in the city, categorising its territory into different types of zones – residential,
commercial, industrial, parkland, mixed, etc. – as well as stipulating rules and restrictions concerning
construction, population density, and right of way, for example (see map 13). These were determined
on the basis of criteria relating to environmental risk factors, as well as notions of rational city
organisation, with regards to its transport network. The 1982 Master Plan constituted the organising
basis for a General Urban Development Scheme (EDUM – Esquema de Desarrollo Urbano de Managua,
1987-2020). This plan was drawn up with technical assistance from the Cuban Central Planning Board’s
Institute of Physical Planning, although no actions were actually taken to implement it due to lack of
funds.
Very little further planning was done until 1998, when the Managua Master Plan was modified by a
series of Partial Urban Organisation Plans (PPOU – Planes Parciales de Ordenamiento Urbano), which
re-classified land in certain zones of the city. In theory the idea was to update obsolete categorizations
contained in the 1982 Master Plan in order to prepare for the elaboration of a new General Municipal
Development Plan (PGDM – Plan General de Desarrollo Municipal), but as Gerald Penske, the Municipal
Director of Urban Development, admitted frankly in an interview in July 2007, in practice the Partial
Plans “simply legalised what had happened on the ground”, and as such, reflected “the limited urban
control exercised by the municipality over the city’s territory”. (Rodgers, 2008, p. 10).

With varying degrees of success the various institutions that have the function of City Planning, wholly
or partially, have collected some of the studies of its predecessors, so that today Managua has legal
instruments such as:
- Regulations of Zoning and Land Use or Master Plans,
- Urban Development regulations (rules and procedures for the design and implementation of urban
development, condominium development projects, progressive type, etc..)
- Building Permit Regulations,
- Standards for design and construction activities,
- Regulations for specific projects (petrol stations),
- Vehicle Parking Regulations, etc.
These instruments have been serving the mounting urban problems for the city of Managua. In this case
specifically, the problems with respect to development are related to growth characteristics. Managua’s
growth has been saturating the urban structure and public services, pushing the limits of its capabilities.
A first aspect is the lacking quality of social services infrastructure built and the housing deficit.
The constant rural-urban migration of population seeking employment opportunities, is one of the major
factors pushing for expansion of services. This population explosion exacerbates other problems such
as access to basic services. Another aspect associated with urban dynamism and population pressure
is the difficulty of ensuring environmental balance. To the extent that there is greater consumption of
resources (water, fuel, energy, etc..) Adding to this the production of solid and liquid waste is creating an
imbalance in the capacity of public institutions to meet the constant demands of the settlers who also
push for education, health, transportation, garbage collection and other services.

The legislation of specific and / or special projects because of its high environmental impact is very
small, limited to gas stations and do not incorporate regulations regarding waste disposal, sewage,
fumes or other. Also, there is also a lack of minimum - sectorial regulations such as sewerage
systems, which is an indispensable complement to the regulation of urban development.
The failure in the laws, the absence of sanctions and penalties, and the lack of interest in the
application of existing anarchic growth contribute to the generation of urban conflicts and ecological
and environmental problems. This in spite of clear progress in the field of regulations such as the law
for developed spontaneous settlements that seeks to control and regulate the uncontrolled growth and
many of the neighbourhoods in the cities, elaborated in 1999.
Within this thesis some plans are reviewed to fulfil the critical assessment of these governmental tools.
The plans reviewed depend on the scale of analysis, level and variables of analysis. The plans reviewed
are the following:
- For the scale of the city of Managua the plan reviewed is the Managua’s Municipal Development
Plan (PGDM). Date of elaboration: since late 1999, published in October 2002
- For the scale of the Central Area of Managua the plans reviewed are two do to the level of
specificity and urban emphasis they hold. These are: Managua Municipal Development Plan
2012-2030, with institutional emphasis. Municipality of Managua, November 2011; and the Partial
Plan Urban Planning (PPOU) for the North - central sector of Managua. Municipality of Managua,
November 2000.

Social vulnerability to natural hazards is also an important variable in the field of urban development,
especially after the disaster caused by Hurricane Mitch in 1999. Informal settlements, usually arise
from inappropriate development sites, exposing its inhabitants to various risks. In particular managing
stormwater deficit causes flooding, which although they may be low-risk, it creates constant economic
impact and diminishes the quality of life. In Managua, flooding is common theme of each rainy season.
Nevertheless it is little that is done to reduce the risks of the population, either by improving drainage
infrastructure or relocating affected families. Similarly, the construction of houses in the vicinity of
faults increase the risk of damage to buildings and people to earthquakes.
Management needs of the urban population and especially the expected growth will require significant
investments in all public services, long term urban development policies should be kept in the course
of government and municipal administrations.
Some problems identified in the regulatory status of Managua include Zoning Regulations and Land Use
or Regulatory Plans in Managua that collect environmental character elements but have a insufficient
and incomplete regulation. This is due that in some regulations no matrix of compatibility of uses is
made, and only new uses are regulated, leaving the process of change of land uses uncontrolled, which
is one of the main causes of urban conflicts.
- 43 -

This first chapter has undertaken the difficult task to summarize the most relevant characteristics in
the national and municipal scale of Managua in terms of political, administrative and spatial planning
frameworks. The interest of knowing the governance structure and its levels of involvement, roles and
influence is important to evaluate the implementation of plans and projects and critically assess its
potentials and failures. The aim is to propose a flexible view on the planning framework of Managua and
strengthen the participatory urban governance mechanism by facilitating community organization and
leadership, creating supportive policies and loosen up the existing restrictive policies and/or fragmented
groups of influence.
As starters, the conclusions of this section review the current handling and results of the spatial
planning framework within the political administrative division of the country. As mentioned a couple
of times in this chapter, the shift from national towards municipal scale (see Map 5 page 28) is a
significant jump if we measure it in terms of potentials and problems that do not comply with the
jurisdictional boundaries of one specific municipality. As a specific concern the environmental and
cultural landscape component rises and provides the perfect example of the need of regional or multimunicipal alliances that are strong enough to respond the need of the preservation of our natural
resources.

CONCLUSIONS & RECOMMENDATIONS

In addition, the importance that Managua holds within the Nation has to be seen as a potential for new
city networks and not as a promoting of unequal distribution of investment. The role Managua should
provide as the capital city should be of a model of development for other emerging economic nodes,
towards a sustainable and resilient cities. Moreover, to promote employment, poverty reduction, and
economic development by embracing all the city’s assets, like for example, using cultural heritage
resources as an asset.
For this research, within the graduation project, the systems of interest are those that go in accordance
with the variables of diagnosis: the urban structure understood as the road infrastructure network, the
functional and spatial structure; the environmental framework; and the heritage and cultural landscape
of the city of Managua. However, an important part of this project is the double scope as it also holds
the inclusion or integration of slum upgrading processes within the proposed strategy.
As part of the conclusion a small overview of the institutional organization and planning frameworks will
be pursued. This to start shifting the project towards specific variables and focus the aim of the project.
Preceding this, the acknowledgement of the valuable references that made the research of this chapter
possible will be listed in the bibliography.

Image 26. Monument to the Unkown Rural Soldier (Monumento al Obrero Desconocido) located within the boundaries of the
Central Area of Managua. Taken by Silvio Balladares for the purposes of this thesis on May 2013.
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URBAN STRUCTURE
The central government has a grip on the planning of the road infrastructure made in all the
departments of the country via the Ministry of Transportation and Infrastructure. Thus, the General
Office of planning and General Office of Road Infrastructure of this Ministry are the ones in constant
communication with each Municipality.
In the case of Managua, through the Office of Infrastructure, within the General Directory of Works
and Municipal Services, the construction and the maintenance of existing and future infrastructure of
the city of Managua (road network, road signs, paved and not paved streets, runways and drainage).
Within this Direction there is the Department of Road Network that is specifically dedicated to perform
continuous maintenance of the existing road network (See Map 14) and new construction of asphaltic
and cobbled streets. In addition it has the function, among others, to take care and repair the damage
to minor drainage systems caused by constructions made by private, State or their own institutions.
With respect to the spatial and functional structure of the municipality, the Direction of Urban
Development ensures the urban development of Managua by reviewing and overseeing the construction
of projects to comply with regulations and the structural and urban regulations. Part of the urban
services that this Direction offers to the capital’s commune are: the certificates of land use; building
permits; and permits installation of road signs. Note that this address is a unit subordinated to the
General Direction of Environment and Town Planning.

Map 14. Managua’s Municipal Map of road infrastructure. Source: Ministry of Transport and Infrastructure, 2009

Also, some of its functions include the formulation of plans of territorial development (urban, sub-urban
and rural), proposing solutions to the urban problems of the city, as well as the rules and regulations
for controlling the urban development. Hence, this direction has direct communication with the Central
Government institutions that support with information to the urban planning of the municipality of
Managua. These institutions include the Institute of Territorial Studies (INETER), the Public Registry
of Property, the Institute of Urban and Rural Housing, among others. In the same way it’s part of the
responsibilities of this Directorate to coordinate the implementation and enforcement of regulations and
town planning regulations as well as its monitoring, corresponding the office of each district.
Even though there is fierce and extensive regulations that control the land use and building permissions
in the municipality, little enforcement is achieved. Merely is comes down to the amount of personnel
the Municipality has for supervision and also due to the lack of consciousness of this issue within
the developers of the city. If Urban Development was encountered by private developers, citizens
and public entities as the essential key for a sustainable future, and consequences of unlawful and
complete disregard of the context are publicly advertised, in some degree it could pressure to reduce
its mishandling. Also, as mentioned in the previous chapters, the need of a integrated strategy is a core
need to balance out the negative impacts of urban growth, changes in land use and dispersed structure.
Consequently the embrace of the city’s assets, such as the structural identity of the Central Area, and
the need of the recognition of its cultural heritage, may lead to a more visionary and coherent Managua.

ENVIRONMENTAL FRAMEWORK
The Ministry of Environment and Natural Resources (MARENA) is the government institution in charge
of conservation, protection and sustainable use of natural resources and the environment. To attain
its objectives, MARENA formulates, proposes, coordinates and monitors the enforcement of national
policies on environment, as well as the laws, regulations and standards for environmental health and
for the sustainable exploitation and use of natural resources. Among other functions, MARENA monitors
and gives follow-up to the different international conventions related to the environment and natural
resources, in coordination with other government institutions. Due to the inter-disciplinary nature of the
issues relating to climate change, there has been a strong and close coordination between MARENA
and the Institute for Territorial Studies (INETER). MARENA created in 1999 (by the Ministerial decree
No.014-99) the National Committee for Climate Change within the institution, as well as an information
centre in climate change. The Committee is presided by MARENA, and is integrated by other important
institutions such as INETER, The Ministry of Agriculture (MAGFOR), The Institute of Energy (INE), the
Ministry of Foreign Affairs (MINREX), and the Central Bank (BCN), as well as representatives of the private
sector, civil society and universities. There is also a plenary commission where more representatives
of the private sector participate, from the economic sectors: energy, industry, forestry, agriculture and
health.
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For the municipality of Managua the main competition relevant issues are: the collection of solid waste,
storm water drainage, and territorial or land use planning. The coordination of these main tasks is made
through the Directorate of Environmental Management of the Municipality of Managua. This direction has
the responsibility of ensuring the creation and development of different strategies for the defence of the
environment; as well as the implementation of the management plans for the preservation of existing
natural resources.

The total area of Managua aquifer is of 1,040 square kilometres holding the sub groundwater basins
named: Western, Central and Eastern. Highlighted is the Central sub basin with an approximate area of 
105 square kilometres (See Map 16) that will function as the environmental context for this research
project.

As it is now known, environmental issues do not correspond to jurisdictional borders and need to
be assessed through a interdisciplinary and multi- cooperative organization. The Association of
Municipalities of the Southern Watershed of Lake Managua (AMUSCLAN) is a good example of the
sort of integration needed to tackle pressing environmental issues. The studies of this Association are
enlightening towards understanding the real environmental damage that uncontrolled urbanization is
generating to superficial drainage of the city,

Map 15. Potential use of Land. Source: INDES, 2002. Agroecological Study and
Storm Drainage of the III Subwatershed of the South Basin of Lake Managua.
NATURAL HAZARDS AND VULNERABILITY IN SUBBASIN II.
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Map 16. Vulnerability map of Managua’s Water Basin and the location of the Central Area of the Basin. Source: MARENA (2000),
Managua’s aquifer vulnerability. Suwar Project. Ministry of Environment and Natural Resources. Redrawn by the author for the
purposes of this thesis.

For the Central Basin, the influential area is shared with the Municipalities of Managua, for the majority
of the area, Ciudad Sandino to the northeast and El Crucero to the South (See Map 15). Some studies
have identified the vulnerability of not preserving woodland and open areas of permeability of the
groundwater basins, such as lack of clean water for these Municipalities. Nonetheless the relation
between high vulnerability due to a lack of a planning framework that includes this environmental
system, with potentials of regeneration of the Historical Centre or other coastal areas has not been
done as specific action plans towards development of the most unique areas in terms of heritage and
geomorphologic values.
As mentioned preciously, a specific concern in the environmental and cultural landscape components
rises and provides the perfect example of the need of regional or multi- municipal alliances that
are strong enough to respond the need of the preservation of our natural resources (see Map 17).
Consequently, following the train of thought of expanding the boundaries of Municipal pertinence, in
relation to the environmental context, in alliance with its neighbours could enhance and promote
coordination and a regional sustainable integration.

HERITAGE AND CULTURAL LANDSCAPE
At the beginning of the year 2007, the Government redefines the Cultural Policy in pursuit of the
common good. This Cultural policy is coordinated, promoted and supervised by the Nicaraguan Institute
of Culture (INC). This Institute with the character of governing entity of the Nicaraguan Cultural Sector,
has the following objectives: strengthen and promote the national identity in its popular and cultural
diversity, promote the knowledge of the arts as a right for the creation and enjoyment of the people,
and safeguard, protect and promote cultural heritage in its various expressions.
As the thesis project is located in the Historical Centre of Managua a core area that agglomerates
the majority of landmarks of touristic, structural, historical and identity importance (See Map 18);
it’s relevant to emphasize the initiative of the new politics of culture to promote the interrelationship
between tourism and national culture. The tourist promotion of the area will not only serve to attract
investment and livability, but also to further affirm the identity of the place in relation to its city context,
and value resources and heritage treasures. This relationship will also ensure that this economic activity
does not deform or market culture in cultural patterns; does not alter or distort the values; does not
assault the identity, and is, at all times, respectful of beliefs, social ethics, and ways of life.
The framework of the project of regeneration of the Historical Centre falls within the actions to be
carried out by the Policy of Culture, and within the aims of the Directory of Cultural Heritage of the
Institute of Culture (INC). Applicable, inter alia, to elaborate and develop a National Cultural Research
Plan to rewrite the map of the Nicaraguan Cultural dignity, and open new perspectives to the cultural
debate and exploration and care of its art, cultural, national, historical, and living treasures. Specifically
this project correlates with the intentions of studying and mapping sites and historical routes; Sites and
monuments heritage; the national parks; and the architecture of Nicaragua.

Map 17. Forests, protected areas and indigenous territories in Mesoamerica. Source: Fundación PRISMA –
Grupo CABAL, 2009. Synthesis Report “Designing a REDD+ Program that Benefits Forestry Communities in
Mesoamerica”.

Although some examples are already rising, such as the conformation of AMUSCLAN (refer to page
33, first paragraph), more initiatives like this should be enhanced and promoted from a higher scale of
influence. Thus, the national regulation of environmental resources should include specific instruments
that municipalities can put in practice, as well as provide the frame for discussion on these matters. In
this case, environmental resources that are endangered, such as forest areas, should be included in an
integrated strategy that interrelates other issues concerning regional development and municipal growth.
Some of these other issues could be transportation, cultural landscape, housing stock among others.

Map 18. Map of places of touristic interest in Managua. Source: made by the author.
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To be ensure close coordination with all the institutions, bodies, associations, movements and Civil
society, the Policy of Culture establishes the Council of Culture of Citizen Power (Consejo de Cultura del
Poder Ciudadano). This structure is integrated by:
The Nicaraguan Institute of Culture (INC);
The Local Authority (Municipality, Vice - Mayor, Delegates);
The Coordinators of Culture elected in the sectorial cabinets of the citizen power;
The Government Delegations (MINED, INC, INTUR, MARENA, among others);
Libraries, archives, museums and houses of culture;
Artists (music, dance, visual arts, theatre, circus, artisans, poets and writers) and researchers,
folklore, traditionalists (brotherhoods, gastronomy, etc); and
NGOs, foundations, associations, federations of art and culture.

AMUSCLAN (2002). Estudio Agroecológico y de Drenaje Pluvial de la Subcuenca III. Informe de Avance 2
de la Cuenca Sur del lago de Managua. Anexo 9.2

Within the Administrative Directory of the Municipality of Managua, under the General Secretary, is the
Directorate of Municipal Historic Heritage. This direction has the responsibility to contribute to rescue
and preserve the historical heritage and natural resources of the municipality. In the same way it aims
to develop the tourist promotion of the historic sites and monuments that are part of the municipal
heritage.

Fundación PRISMA – Grupo CABAL (2009). Designing a REDD+ Program that Benefits
ForestryCommunities in Mesoamerica. Synthesis Report.

This Directory of Municipal Historic Heritage is the one in charge of the internal coordination with
different administrative units of the Municipal Office of Managua, and externally with both governmental
and non-governmental institutions and international organizations. This is important as the provision
of a frame for dialogue between public and private sectors needs to be set. Heritage is a public good
and the economic justification for public sector investment is well established. But, it is unreasonable
to expect the public sector to be the sole investor, and the solution is to have a combination of public
and private investment, with a balance between the two, varying depending on the project scheme
and context. Hence, parallel to specific actions of study and mapping, the design and development of
programmes of awareness and participation must be executed. Specially when it refers to the recovery
and validation of our identity, culture and heritage and for the rehabilitation and conservation of our
natural resources and environment.
The correlation of the National and Municipal bodies related to the conservation and promotion of
heritage and cultural values seems doubled. In this multi- level context, duplication and overlapping in
the use of certain policy tools can be even more costly, as this implies additional resources and efforts
that could be better afforded by only one level. The challenge is to identify the right level and attach to
it the use of certain tools, ensuring that other levels can be part of the network and take advantage of
that policy tool. In addition, the promotion of a blend of regulation and incentives is foreseen. Measures
to conserve historic city cores and heritage assets are not limited to rules and regulation that restrict
activities. Incentives are also essential for achieving “integrated conservation.”
In terms of cultural landscape resources, it has been perceived as an impediment to development, as
opposed to contributing to development, causing a lack of strategies that integrate the unique character
of Managua within its urban development.
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A.

CITY SCALE: MANAGUA

Image 27. Northern Highway towards TIpitapa. Also the Panamerican Highway coming out of Managua. Source: taken by Silvio Balladares. Photo taken for the purposes of this thesis on May, 2013

Within each period a summary of findings is presented for the Central Area and the city’s urban tissue
for their physical - natural; political - administrative; economical, social and technical aspects. Each
period also includes an illustration for further understanding the relation of scales.
“During the colonial era
and for decades after
Nicaraguan independence - formally declared
in 1821, but only fully
obtained in 1838, with
the dissolution of the
United Provinces of
Central America - the
country’s principal cities
were the colonial centres
of León and Granada,
respective headquarters
of the feuding Liberal and
Conservative factions of
the oligarchy. Managua
was designated Nicaragua’s capital in 1852, as
a compromise between
the two, but it remained
relatively marginal until
the middle decades of the
20th century.” (Rodgers,
2008).

Ease of supply and control of the territory by the
navigation of Lake Managua. It is favoured by its
geographical equidistant
travel in relation to major
colonial cities (Leon and
Granada).
Alluvial floods from
the mountain chain of
Managua hit the city

To the original inhabitants, as well as for his
successors pre-Columbian
Indians, living on the
edge of a dry savannah
only made sense if it had
access to water, which
was abundant in the
lake and in the volcanic
lakes that surrounded it.
Also between the coastal
marshes where not only
edible fish extracted but
also took advantage of
the bank’s moisture to
grow their subsistence
throughout the year.
In the northwest part of
the city, along the shore
of Lake Managua, you
can visit the remains
of the earliest known
citizens of the city, in
the present day barrio
Acahualinca.

Managua was the most
important pre-Columbian
population of the country.
That was the reason why
the Spanish conquerors
called it the city of Nicaragua, par excellence,
naming it Santiago de
Managua.
Its population was
located on the shores of
Lake Managua where
there was a maintained
relationship with the lake.
In this area there was
the consolidation of the
political – administrative core, imposing the
orthogonal layout of
streets and maintained
roads with nearby towns:
Masaya and Tipitapa.

“History and location set
Managua apart as unique
among Central American
capital cities. Managua is
the only present day Central American capital city
whose founding predates
the Spanish conquest.”
(Wall, 1996).
The name of Managua,
Mana-Agua (agua means
water in Spanish) seems
to correspond to its native
toponymy Ahuac Mana
“by the water” according
to some, “surrounded
by water” according to
others. But the name also
alludes to the history of
its original inhabitants,
who 8,000 years ago in
Acahualinca fished and
hunted among its marshy
banks.

Social Aspects
An acculturation
process is seen in natives
and also a change in
social structures with the
implementation of new
social strata divided by
race such as Spanish,
indigenous, blacks, crossbreds, etc. On arrival of
the conquerors, Managua
was a major indigenous
settlement stretched from
the Chiltepe peninsula
to Tipitapa, where the
cacique or chief of this
land resided. The cacique
was of chorotega origin
(and language) as the rest
of his subordinates.

Prior to the Spanish
In the colonial epoch
Conquest in the 16th
Managua remained a
century, the region was
fishing village, a place
of passage for those who inhabited by a mixture of
travelled between Leon indigenous groups who
had migrated both from
and Granada and vice
Mesoamerica and the
versa.
south, but the demoThe town grew in
graphic collapse wrought
importance from 1811
when it was elevated to by colonialism meant
the category of village to that mestizos (crossbreds)
soon came to dominate in
town and then in 1846
when the town became numerical terms.
named city and especially Postcolonial Nicaraguan society left deep
in 1852, when the city
was declared the capital polarization between
Liberal (inclusive, socialist
of the Republic.
leaning) and Conservative (traditional, class
based, elite business and
government) forces. These
were strongly represented
in Leon and Granada
respectively which served
as alternate capital cities
depending on which side
was in power.

The seat of government
Exploitation of fertile land
is located at the highest
and labour force.
point within the city, for
security and military
defence and natives were
reduced to the Spanish
lifestyles for colonization.

Physical – Natural
Aspects

Economical Aspects

As presented in the subject’s definition the project aims to recognize the importance of the Historical
City Core in relation to Managua’s city structure. Nonetheless, the analysis cannot limit itself to review
only the current situation of the relation between the Historical Core and Managua’s urban structure
Therefore, the review of the history needs to be assessed, since the conformation of the city.

Chronological
Characterization

Political –
Administrative Aspects

In this section is presented the Chronological Characterization of the development of Managua elaborated
by the author for the purposes of this thesis. This analysis is presented in a series of tables that divide
the history of Managua in 8 periods:
1. The Spanish Colony
2. Period from 1892 until 1930
3. Period from 1931 until 1949
4. From 1950 onwards, the perior pre-earthquake of 1972
5. Period after the 1972 earthquake
6. The decade of the 80’s
7. The period between the 1990’s and the first half of the 2000’s
8. The period of 2006 until today

1. The Spanish Colony

HISTORICAL EVOLUTION OF THE CITY

Central Area (Historical Core)

Image 28. View of the Central Area before the 1972 earthquake from above the Lake Managua. The National Palace and the
former Cathedral can be identified. Source: n.d.

The city of Managua

Managua, physically
located between the two
colonial cities, was designated as the permanent
capital of the country in
1850s as a compromise
between these opposing forces. It remained
the smaller and least
important of the three
cities through the end of
the 19th century.

Adaptation to new means
of transport and how to
manage the soil. Houses
are built of adobe and tile
in the centre for settlers
and palm thatched huts
on the outskirts to the
native labour force.

Technical Aspects

A. 1
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Graphic

Physical – Natural
Aspects

The Managua lake was a
mirror of clean water, so
much so that the villagers
were supplementing
themselves of it for
domestic purposes, or for
recreation and bathing,
a practice that lasted
until 1927 when the first
sewers were built in the
city, wrongly conducted,
following the slope of
the city toward the lake,
and since beginning its
gradual pollution.

Over time the Somoza
dictatorship meant that
economic and political
power was concentrated
not just in Managua, but
also within one family in
Managua.

Since the earthquake of
1931 and afterwards the
1972 earthquake, the
city has grown wildly,
transforming the beautiful
lake in a real sewer. Underwater of the lake was
filled of trash and debris
deposit that is thrown
on its shores or hauled
through the channels.
The city’s dominating position within the country
is parallel to the political
ascendancy of the Somoza family and the
restructuring of the country’s economy after WWII.
This story of political/
economic concentration,
and massive immigration
to the capital city, is a familiar one in many Third
World countries. What
distinguishes Nicaragua is
that in the absence of the
political dictatorship, it is
possible that the cities of
Leon and Granada might
have emerged as equally
vibrant and competitive
centres of economic opportunity (Wall, 1996).

Political –
Administrative Aspects

One of the first of two
The centralization of
major earthquakes hit the the state apparatus is
city of Managua in 1931. reaffirmed.
The earthquake forced the
rebuilding of the city, but
regardless of the presence
of the lake. So, the city
was rebuilt giving its back
to the Managua Lake or
Xolotlan.

Physical – Natural
Aspects

Anastasio Somoza
achieved complete
political control by having
his chief political rival
(Augusto Cesar Sandino)
murdered in 1934; and
crushing the popular
movement Sandino had
led against the 1912–33
US occupation of the
country.

The capital is moved to
Managua for its political
neutrality in independent’s conflicts. And here,
he Liberal ideology is
imposed.

Political –
Administrative Aspects

After the 1931 earthquake, the city was
rebuilt on the same paths,
eliminating some stops
and streets. Taquezal is
massively used as housing
construction system.
The north-south power
axis is strengthened with
the Military Academia
Mars field. The National
Stadium is built as well as
the Malecon (or pier). The
presidency facilities are
reinstated in the Loma of
Tiscapa.

Chronological
Characterization

3. Period from 1931 until 1949

It was under the dictatorship of Anastasio Somoza,
head of the US - trained
National Guard, that
Managua assumed its
national prominence.
Somoza seized power
in 1936.

In this period is were
Managua continued to
grow without straying too the pollution of Lake
Managua begins.
far from the lake.

Chronological
Characterization

2. Period from 1892 until 1930

Central Area (Historical Core)
The city of Managua

Central Area (Historical Core)
The city of Managua

- 52 The City of Managua was
seen as a site of political,
agro-industrial, and commercial import.

The migration process
continues and birth rate
increased as well as
marginalization.

The centralization of trade When the economic
and economic capital is booms associated with the
reaffirmed.
export of cotton, beef and
sugar displaced thousands
of rural peasants their
logical ultimate destination, in search of employment, was Managua and
the periphery of its city
centre.

Social Aspects

The process of immigration begins by attraction
through the services of
the city; the search for
opportunities and it is
facilitated by new means
of transport such as the
railway system.

There’s coffee extraction
in the mountain chain of
Managua and the centralization of trade and capital
begins. Somoza and his
sons ruled Nicaragua
until the 1979 Revolution, operating through
the military and political
apparatus of the National
Guard, manipulating
government contracts
and siphoning off loans
and aid to secure a
commanding position in
the country’s economic
life. They eventually
amassed a family fortune
estimated at $500 million,
as well as 1.2 million
acres of landholdings and
direct ownership of 200
companies.

Economical Aspects

Due to political instability,
urban growth is accelerated occupying vacant land,
in an informal manner,
around the lake and the
constructed areas.

Social Aspects

There is a predominant
political – administrative
use and the state apparatus is centralized and the
presidency is installed in
the Loma de Tiscapa.

Economical Aspects

There is an improvement and expansion of
technical electricity and
water networks. There is
also an improvement in
construction techniques,
but the old technique of
taquezal remains mainly
in housing units.
The car appears as a
means of transportation.

The Map of Managua
in 1942 shows a proud,
orderly city with impressive civic, office and retail
buildings. The central area
fronting on Lake Managua
was surrounded on three
sides by residential areas.
The street pattern is an
irregular grid. New areas
on the city’s outskirts are
optimistically highlighted
in yellow (Brown &
Bornstein, 2006).

Technical Aspects

There is an adoption of
the neoclassic style as
the official architectural
expression. There was a
proliferation of two-story
buildings.
Equipment and urban
infrastructure was
provided.

The system of reinforced
concrete construction
is introduced in public
buildings such as the
Cathedral, which long
coexisted with traditional
construction systems:
taquezal, adobe, stone
quarry, wood.

Technical Aspects

Graphic

Graphic
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In 1959 the National
Planning Office was
founded for the city but
it didn’t manage to effectively regulate the real
estate development of
the city. In many cases it
allowed the contempt of
building standards.

In this period begins the
exploitation and deforestation of the Mostastepe
hill. The hill of Motastepe
was completely covered with trees; a forest
corridor connected it to
the neighbouring lagoon
of Asososca. Today it
is a barren hill without
trees and wildlife also
further undermined by the
relentless sands mining
slicing his feet. There is
no consideration that this
very crumbly cinder cone
requires protection for its
scenic value, admirable
from its summit, as well
as for being the more
effective sponge that
infiltrates underground
water in the bowl of Lake
Asososca.

City life revolved around
Managua’s bustling
downtown that was
packed with bars, dance
halls and cinemas that
became a magnet for
wealthy tourists from all
over North and South
America. Also, there was
a high increase of the city
sprawl and slums within
the urban tissue.

Somoza used his political
control to ensure that the
destroyed central part of
Managua was not rebuilt
and that most rebuilding
efforts would take place
on land owned by him
(and by construction companies he or his cronies
owned) summing up to
80 percent of reconstruction contracts; although
less than 20 percent were
actually completed.
The result was a massive
internal restructuring of
the city (Wall, 1996).

As all of the national offices were located in the
city centre, the country
effectively came to a stop.
This event accentuates an
untying bond between
Tiscapa Lake and the
reconstruction of the city.
International aid flowed
in and a vice ministry
of urban planning was
created and initial plans
for reconstruction were
elaborated. However, the
proposals were largely
abandoned due to personal interest of the Somoza family on redirecting urban development
for their own gain.

Technical Aspects

Highway construction
facilitated this growth and
the automobile began
to have a minor impact
on the city’s structure.
Besides the industrial development along the Pan
American Highway (built
during WWII), some city
expansion occurred away
from the lake along the
old highway to Masaya
and development began
along that route. PostWWII development was
predominantly radial in
pattern, in contrast to the
predominantly concentric
pre-war development.
Maps for the period show
a stronger radial pattern
with development stretching along arterials such as
the highway to Masaya in
the south.

There is a production
of pollution and traffic
congestion by intensive
use and narrow roads.
There is the introduction
of the construction system
of earthquake-resistant
reinforced concrete in
vertical buildings.
High voltage networks
in the lakeshore are
installed.

Technical Aspects

The rebuilding produced
a sprawling city that made
travel for the vast majority
of the city’s residents increasingly difficult. Public
transport was inadequate,
there were too few bus
routes, and the distances
people had to travel
became excessive.
New beltway type pistas
(four-lane boulevards)
were built that provided
ready access between
several of the newer
‘suburban’ developments
to those lucky enough to
own a car.

Studies of urban planning
were delivered for the
centre’s reconstruction
with dilatory effects.
Geological studies of
microzonification began
and there is the acknowledgement of the presence
of 3 fault lines in the
central area and the conManagua’s population
traindication of building
reached nearly half a mil- on the land that is settled
lion, when the earthquake over them.
killed at least 10,000 people, destroyed 75% of its
housing, 90% of its commercial buildings and left
300,000 homeless.

Social Aspects
The ruins left behind by
the earthquake begin to
be occupied by marginal
population. There was
an almost total relocation of employment and
residential population
that occupied the centre
until 1972.

About one-third of
Funds for reconstruction of popular housing families owning real estate
shared 4% of the urban
were funnelled via the
responsible state banking land, while less than 2%
of the urban population
institution to private
savings and loans, which controlled a quarter of the
were then offered as loans land within the city limits;
to favoured clients, mostly half of the city’s inhabitmiddle and upper income ants lived in 200 illegal
subdivisions that occupied
residents (Higgins,
about a third of the urban
1990:382).
The rebuilding effort that areas; another quarter of
did take place following the population lived in
the 1972 earthquake cre- miserable tenements and
ated new residential areas slums that had sprung up
east south-east of the city along the shores of Lake
Managua.
centre, in the general
direction of the old highway to Masaya, and south
along the newer highway
to Masaya.

The state exercises strict
The Oriental Market
control over the land
begins its concentration of
in the centre core and
commercial services.
freezes its reconstruction,
to direct the decentralized
speculative development.

The devastating earthquake of 1972 occurs
leaving 10,000 deaths;
destroying 75% of housing and 90% of commercial buildings -including
most of the centre- and
left 300,000 homeless.
The entire city centre was
reduced to rubble.

The area is demolished
and fenced, the rubble is
deposited on the shore
of the lake. Some formal
-administrative, industrial
and facilities- employment centres remain
isolated in the centre. The
Oriental Market begins its
uncontrolled growth and
the inhabitants settle on
its periphery. The East –
West crossing is allowed
through the area. The
central city was virtually
abandoned; the rubble
from fallen buildings left
in place; vast open spaces
persisted. Of the unused
land, 52% had all urban
services in place.

Economical Aspects

The population of Managua rose to over a quarter
of a million by 1960 (Higgins, 1990). The majority
of the population growth,
however, occurred in the
ever-expanding informal
settlements on the city’s
periphery, as small tenant
farmers were driven from
the countryside by the
mechanization of agriculture for export.

Nicaragua’s export earnings - gold, coffee, cotton
- funded a degree of
industrial expansion.

Physical – Natural
Aspects

Political –
Administrative Aspects

The bourgeoisie abandoned their housing
estates in the centre to
make way for trade and
real estate development;
the emerging middle
class occupies traditional
neighbourhoods. There
is continued migration
by displacement of the
peasantry as labour due to
the mechanization of farm
work and the expansion
of cotton estates.

Social Aspects

The development of
agricultural exports of
cotton intensified land
speculation in the centre.
The industrial zone
northeast and northwest is
developed.

Economical Aspects

Chronological
Characterization

5. Period after the 1972 earthquake

Continued concentration
of services and equipment
in Managua and especially in the city centre.

Water logging in the
centre is initiated due to
clear-cutting of the southern basin and flooding of
the lake.
There is an Increase of
pollution of the lake by
the deposition of industrial wastes and the heavy
use of agrochemicals in
the basin.

In this period there was a
predominantly commercial and services use at
the centre. The traditional
neighbourhoods of Santo
Domingo, San Antonio
and San Sebastián were
consolidated and government agencies were
displaced. There was also
a strengthening of military
use on the Esplanade of
Tiscapa.

Population growth
provided an opportunity
for the Somocistas to use
urban development as a
vehicle for accumulation;
the family bought up
lands, and then used them
for subdivision and new
housing development.

Political –
Administrative Aspects

Physical – Natural
Aspects

Chronological
Characterization

4. From 1950 onwards, the perior pre-earthquake of 1972

Central Area (Historical Core)
The city of Managua
Central Area (Historical Core)
The city of Managua
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The expropriation of the
central area is enacted for
public use. The symbolicpolitical historical value
of the historical core is
reinforced with massive
and intense use of public
areas. The area is administratively divided between
the districts 2 and 4, with
the boundaries passing
through the Bolivar Avenue. The Regulatory Plan
1982 becomes a law and
contains already a zoning
for the Central Area.
There is a loss of control
of the specific actions
of development and improvisation is imposed.

When the Sandistas came
to power in 1979, there
was little indication of the
benefits of the massive
aid for reconstruction. The
situation for many urban
residents had worsened
since the earthquake,
and there were no
comprehensive plans, no
planning process and no
agencies empowered with
responsibility for guiding
growth and recovery
(Chavez, 1997).
Legal and institutional
reforms adopted by the
Sandinistas included establishment of a Ministry
of Housing and Human
Settlements (MINVAH).

There is a partial greening by planting trees of
the barren areas. The
pollution of Lake Tiscapa
is increased due to the
diverting of the southwest
streams course towards
the body of water.

The continuous redirection of water channels
end up affecting the Lake
Nejapa, which in other
times was visited for the
medicinal properties of its
waters. This is due, as for
lagoon Tiscapa as well, by
making them receptacle
of sludge and waste that
the channels carry; these
channels redirected
towards them by the
respective planners.

Rehabilitation projects
are initiated in the area.
There is a relocation of
the Governmental buildings in the “core of the
Banks” and military use
in the Loma and Tiscapa
Esplanade is reinforced.
The recreational character
of the historic centre is a
temporarily reinforced.
The spontaneous occupation of the barren
areas begins and there
is a strengthening the
north-south axis of power
in the Avenida Bolivar (a
parallel road, one block
west, from the previous
power axis).

The arrested urban
development of the
Sandinista Managua was
further compounded
by a massive influx of
displaced persons from
the countryside due to the
war, which overburdened
the already deficient
urban infrastructure and
led to an explosion of
new marginal squatter
settlements, mainly on the
outskirts of the city, but
including some among
the remaining ruins of the
old city centre. Integrative
elements thus included
efforts to provide services
to the population at large
(e.g. The literacy campaign), to encourage the
mixture of social classes,
and to develop plans
to address physical and
social problems of the
city (Wall, 1996:49).

During the 1970s the
annual rate of rural
migration to the city averaged 28 per thousand;
by the mid-1980s it
was estimated at 46 per
thousand—equivalent
to almost 30,000 new
inhabitants per year, most
of them struggling to get
by in the interstices of an
impoverished informal
economy. The integrative
elements were offset by
the continuing war with
the contras, and there
was a departure of many
professionals and middle
class business people to
the USA. These forces,
together with limited
resources, left the city
socially and spatially
fragmented (Brown &
Bornstein, 2006).

As a trade embargo was
imposed by the US from
1981 onwards, and there
was a civil war against the
US-sponsored Contra, this
meant that the revolutionary state’s meagre
resources were progressively re-channelled
towards more immediately pressing needs such
as food production and
national defence during
the course of the 1980s
(Massey, 1986).
Unemployment was
estimated at 60 per cent
and urban infrastructure
had virtually collapsed.
Capital flight in 1978 was
estimated at $233 million
and the GDP shrank by
26% in 1979 alone.

Political –
Administrative Aspects
Development of private
security and the improvement of road infrastructure.

The 1990´s presents
itself with the change of
regime; the Sandinistas
lost the elections to the
UNO government under
V. Chamorro (1990–97),
which pushed through an
immediate programme of
privatizations (239/370
state enterprises were
privatized by 1993, and
all but eight by 1998)
(Tefel, 1974).
In a country where 90 per
cent of the economically
active population earn
less than
$160 a month, luxurious gated communities
and large hacienda-style
homes for the new elite
have proliferated in what
was once Managua’s
bucolic peripheral zone.

Physical – Natural
Aspects
Increased run-off
specially during the rainy
season, in combination
with the input of large
amounts of sediment and
muddy waters, left the
lake disabled for its use.

Moreover, the expansion of the city expands
towards the Sierras de
Managua, and is invaded
by marginalized and
improvised neighbourhoods, in its surrounding
eroded slopes and fragile
lands. There is an increase
of deforestation through
relentless slash and burn,
causing soil erosion and
increased run-off.

Chronological
Characterization
Several projects were carried out in this period: Improving the Malecón, the
monument to Juan Pablo
II, the new government
house on the perimeter
of the old cathedral with
roundabouts that connect
it to a higher level of
infrastructural roads and
the construction of malls.
Further there was a massive erasing of the vestiges
of the Sandinista era such
as murals or the act of
building a fountain on the
square where the celebration the revolutionary
triumph took place. All
this follows a new logic
increasingly based on
global consumption. This
created conditions for
new social conflicts and
spatial polarization.

Managua can be seen as
“disembedded” spatially
and socially; elite areas
have been lifted out of the
regular fabric of the city.
However, the city could
also be seen as settling
itself into a new logic,
in which elite consumption and security are key
elements but not the
only ones.
While life improved for
the wealthy, the poor continued to live with high
levels of insecurity with
respect to employment,
safety, housing tenure and
services. The informal
economy remained very
important, centred on a
series of traditional markets spread throughout
the city (Gomez, 2005).

Economical Aspects

By the early 1990s Managua was widely nicknamed la ciudad caótica,
‘the chaotic city’ and the
number of gang members
in Managua increased
five-fold during the 1990s
(Policía Nacional de
Nicaragua, 2001.)
This regime change
saw the return of many
wealthy Nicaraguans who
had left Managua for the
US in 1979 (Whisnant,
1995). The city was again
being remade for elites.

The 1995 census identified people who were not
in the formal labour force
but were nonetheless
working in occupations
such as vending, cleaning
or crafts. The individuals
engaged in these informal
activities tended to live
around the traditional
markets: Boer, Oriental,
Roberto Huembes, San
Miguel and Mayero. The
rest of the city with the
vast majority of barrios housed only a small
number of workers in this
category.

Higher density occurs in
patches over a large swath
SE of the city and along
development corridors
in the west. Squatters
originally occupied some
of these areas. The Masaya
highway area, which
attracted most of the
high-end development,
gets to a population density comparable to North
American suburbs.
Although the population
of Managua has grown
exponentially, state-sponsored housing projects
were minimal since 1990:
fewer than 8,000 housing
units were built during
the decade of Chamorro
and Alemán governments
(Chavez, 1997).

Population density in the
historic downtown core
remains very low. Moderate density areas that were
left standing following
the earthquake surround
this area.
Squatters occupied
derelict buildings in the
historic areas of the city,
and other urban growth
focused on the outskirts.

Social Aspects

The new migratory waves
generate squatter settlements and reinforce the
marginal occupation of
barren areas and ruins.
There is maintenance
of some education and
health services at the city
level. Illegal settlements
were expropriated and
legal tenure granted to
residents in 1979; rent
control laws were passed
in 1980. Vacant lands
in the central city were
also expropriated and
MINVAH was authorized
to impose land use regulations (Chavez, 1987:228).

Social Aspects

With the anti - Somoza war, Nicaragua
enters another phase of
economic crisis by the
blockage and weight of
the defence budget. The
economy looks for a way
out through outsourcing, which stimulates
the continuation of the
uncontrolled growth of
the Oriental Market.

Economical Aspects

7. The period between the 1990’s and the first half of the 2000’s

Political –
Administrative Aspects

Physical – Natural
Aspects

Chronological
Characterization

6. The decade of the 80’s

Central Area (Historical Core)
The city of Managua
Central Area (Historical Core)
The city of Managua

- 54 New shopping malls and
Global franchises such
as McDonald’s arrived to
cater to the new émigré
arrivals.
Residential zones were
transformed, with music,
cafes and clubs tucked
in between emerging
international hotels and
older residences and
commercial offices.
Spatial strategies to
insulate elite quarters
included: a preference
for roundabouts, where
no cars need stop and
construction of wide
highways with ‘strip’
development (Rodgers,
2004). By 2000, the municipality had carried out
a large-scale programme
to resurface and widen
the major arteries, and
replaced traffic lights with
roundabouts.

On average 44% of the
housing units in Managua
in 1995 were occupied
by property owners with
written documentation attesting to their
status as property owners.
Considerable variation
in this rate was evident
with the highest levels of
ownership present in the
ring around the historic centre and along the
Masaya highway. Property
ownership is especially
low in the old centre and
in outlying areas.
The beautification of the
city also gave step to the
demolishment of squatter
settlements located in
ruins in the centre and the
erasing of revolutionary
murals and art.

Technical Aspects

Low-cost housing for the
poor was made a major
priority and over 8,000
serviced lots were built
in the city between 1980
and 1983, in preparation
for a series of largescale self-help housing
construction programmes
(MINVAH, 1980). The
1982 Plan Regulador de
Managua prepared the
way for a longer-term
Urban Development
Scheme (1987–2020) but
never implemented due to
lack of funds.
The sandinista junta
nevertheless drew up
ambitious plans to
reconstruct and transform
the city; and managed to
create a park in the old
centre, plant trees, and
paint murals representative of the present time
political struggle.

The North and South
Duplas are created;
stretches of major roads
are extended taking
advances from previous
studies as Avenida Bolivar,
the Triumph Street.
The space between the
duplas replaces the old
15 September Street.
The Sandino Avenue is
refurbished for pedestrian
use only. The National
Stadium is constructed
and prefabricated construction is introduced in
height. There is a network
of water wells constructed
in the South Dupla.

Technical Aspects

Graphic

Graphic

The city of Managua

Central Area (Historical Core)

Investment in recreational areas such as the
Allende Port and other
plazas around the city
core show an interest in
the touristic usage of the
lakeshore. Nonetheless
these projects come as
gated public spaces that
restrict access and are
disintegrated with their
context.
Low density housing and
concentration on only
preparing projects for
low income dwellers will
preserve the status of the
centre as a impoverished
area with no attraction for
liveability for all citizens.

The new Sandinista
government is increasing investment, monetary stability, economic
growth, many multinational cooperation and
peace that many Central
American governments
envy (reestablishment of
relations with the IMF, the
World Bank and the IDB)
(Belli, 2013).

The governmental buildings are concentrating
in the historical core,
as a means to articulating them in this area of
the city.
As part of public policies
and programs the lack of
control of the Oriental
Market is a hazard for the
disappearance of the historic core and its values
by the ever expanding
informally taken land
used by the market.

In the 2006 elections
Daniel Ortega, once
again FSLN presidential
candidate, won a fourway contest against a divided opposition: despite
heavy-handed efforts by
Nicaraguan big Business
and the US ambassador,
Alemán’s Liberals and
Bolaños’s Conservatives
refused to unite under a
single banner.

The deforestation of the
southern water basin of
Lake Managua, leaves
the city exposed to the
disastrous effects of
future floods. Managua
is not only vulnerable to
earthquakes but also to
the destruction of nature
by their own municipal
neighbours, particularly when individual
wellbeing comes before
the greater good for
society and the good of
the nation. Also the lack
of seeking a permanent
alternative to disordered
population pressure of
the city.
Besides the problems that
occur in Lake Managua,
the city’s ecological environment has deteriorated
over time.

In the region occupied by
the Managua Basin there
is an accelerated process
of urbanization recorded.
Identified in the periphery
of all the towns (municipalities bordering), many
of whom do not have
sanitation (sewerage and
garbage collection). In
this context the city of
Managua is at the lowest
point.

Due to the current governments interest, some
social housing projects
are emerging in the previous open green and public spaces of the old city
centre, as acupuncture
solutions to a widespread
problem throughout the
city’s urban tissue.

The historical process
of fragmentation has as
a result the loss of the
historical centre that,
indistinctly, continues to
be the infrastructural base
of the city. The historical
centre lost its functions
as such, generating a
city that does not have a
coherent structure, with
emerging market-based
centres that are closed by
not having any integration
characteristic to other
areas.

Economical Aspects

Political –
Administrative Aspects

Physical – Natural
Aspects

Chronological
Characterization

8. The period of 2006 until today

A quarter of a century
after the great earthquake,
Managua now has a
population of 1.2 million,
over a fifth of the national
total, and remains the
focal point of all social,
economic and political
activity in the country.

The upgrading intentions
are implemented as literal
responses of the problematic clustered mainly in
the historic centre of the
city, lacking a supporting
base for the highest and
best use in relation to the
land and its resources.
The integration of the
vulnerable social groups
and their spatial context
ends up behaving as
short-term solutions that
cause disintegration of
functions, socio-spatial
fragmentation and drives
to the loss of the remaining historical identity.

Social Aspects

New studies and programs are being presented
that clearlt state risk
areas and environmental
features on one side, slum
upgrading policies on the
other as well as infrastructure projects. All in
all projects and programs
in a sectoral planning
framework that does not
include the coordination
of its territorial actions.

In an effort to rescue the
old centre, the government has undertaken the
renovation of buildings of
governmental and public
administration: the National Assembly, the Government House and the
Vice Presidency. Also, as
a process revalorization of
parks and public squares,
the implementation of the
project “Houses for the
People” has been taking
place, corresponding to
social housing of low
density. Similarly, the current government has promoted the prominent use
of the Bolivar Avenue, the
busiest axis in the area, to
bring the confluence of
the national celebrations
such as the “Griteria” and
Christmas.

Technical Aspects

Graphic
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FINDINGS

The city of Managua originates from the shores of Lake Managua, organized under a regular and
compact layout characteristic of the colonial city. As of the 1931 earthquake, Managua had not grown to
the Lagoon and Loma of Tiscapa; it was a small
town of about 40,000 inhabitants spread over a
little more than 6,000 homes.

During this period the city of Managua had a
unipolar urban structure, this means that the city
had a defined urban centre. This urban centre
held impressive civic, office and retail buildings
surrounded on three sides by residential areas. It
was equidistant distant from any peripherial point
and it fronted on Lake Managua.
Image 29. Managua’s unipolar urban structure before the
1970s. Made by the author.
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After the earthquake the process of rebuilding the
city structure begins to develop from points or
urban centres that did not suffer major disruption
and gradually began a process of inclusion of
residential areas. As a unique growth pattern there
was the presence of seismic faults, due to the
trauma created by the earthquake.
Managua has historically been affected by natural
disasters, coupled with natural physical constraints Image 30. Restriction of rebuilding over the land in the centre
core directing the decentralized speculative development.
that increase risk, as a result, there have been
Made by the author.
changes in the use of urban and rural land, growing
as a polycentric city without a clear hierarchy in
their functions and without a major centre.
Following the earthquake in 1972, the structure of Managua is transformed from unipolar to multipolar,
signifying the change of an urban centre by one of several centres. From this perspective, the urban
design was correct. But it was not questioned that in creating this multi-polarity, in the margins and
intended distance, there would be a loss of the sense of history of the city; causing disorder and also
loss of the functional sense of the city.

A. 2

In Managua the polycentric model is presented by distributed clusters around the urban tissue with a
high level of dispersion. The labour market fragmentation creates that each sub-centre generates trips
from all over the built-up area of the city with a random pattern of origin and destination flows (see
Image 31).

This section portrays the analysis of the urban tissue of Managua. The city is analysed under a focused
lense of: determining the importance of the city as the core urban area in the country; the conformation
of its centres as the core areas that summarize the interaction of the city’s systems; the type and
process of development within the urban structure; and the current conditions of the cultural and
environmental values the city holds. Therefore the parts within this section are as follows:
A.2.1 Managua in the region
A.2.2 Floating centres
A.2.3 Development polarization
A.2.4 Diminished value of historical heritage

Image 30. Managua’s polycentric urban structure. Characterized by a high dispersion and random patterns
of origin and destination. Made by the author.
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READING THE CITY

Image 32. Road parallel to the shore of the Managua Lake. Source: taken by Silvio Balladares. Photo taken for the purposes
of this thesis on May, 2013

“To move forward the city must draw on the skills and energy of all of its citizens. Fortunately, there are
many opportunities to accomplish this and build on the positive aspects of each of the dramatic and
turbulent events that the city has witnessed over the years. Opportunities include: considerable interest
in investment; talents in arts and culture encouraged during the Sandinista period and still very much
in evidence; a population that is generally well educated, determined and convivial; the natural beauty
of the city’s location between volcano and lake; and a city, while complex, that has a unique history
and form. If we return to our three arguments, we find that much of Managua’s development shows that
many features were both integrative and dis-integrative, and that even the current period (...) has brought
new possibilities and new interactions to the city. At the same time, attention to redirecting plans,
investments, and interventions to fostering a city that works for all its inhabitants and for the natural
environment is a continuing challenge.” (Brown & Bornstein, 2006 - see full reference on page 55).

MANAGUA IN THE REGION
The Central American Isthmus
Nicaragua in immersed in a regional dynamic with other 6 countries, conforming the Central American
Region (see Map 19). This region has been studying the parameters of its economical integration towards
an integral strategy of development. One of the many purposes of this strategy is the strengthening of
the region as an economic block to be integrated successfully into the international economy. And,
as equally important, to establish a new model of regional security based on a reasonable balance of
forces, the strengthening of civilian power, overcoming extreme poverty, the promotion of sustained
development, protection of the environment, the eradication of violence, corruption, terrorism, drug trafficking and arms trafficking (SICA, 2009).

Nonetheless, this is not a new trend, this trend of configuration of a system of cities in Central America
was already identified in the 60s, following the creation of the Common Market under the impetus of
development policies and institutions like the ECLAC (CEPAL).
The difference with the current year is that this process is at odds with trends in institutional and
economic decentralization (which moves slowly in the region), and environmental approaches. This
primarily happens when contradictions are generated between this network of urban metropolitan
configuration (of regional character) and the Mesoamerican Biological Corridor (base of the sustainable
development policy of the isthmus to date).
On the other hand this process receives a strong impetus with the Puebla-Panama Plan that proposes
the construction of a Logistical Corridor as well as with the agreed Free Trade Agreement United States
/ Central America.
A short summary of the potentials or negative impacts of the integration process in metropolitan
development is presented:

Map 19. Location of Central America in the world and the countries that conform it. Made by the author September 2012.

In settling this Central American urban network, this would have profound implications for regional
development and socio-economic development of the various countries, and for their management and
urban governance. Thus, changing the landscape of the region by creating the chances of a territorial
development that goes beyond national borders.

Potentials

Negative Impacts

Ability to achieve a more balanced development
between different areas of the metropolitan
region.

Cause further segmentation between metropolitan
areas and the rest of the national territories.

Achieving greater articulation and connectivity
between these metropolitan areas, enhancing
their competitiveness.

Some of the processes linked to globalization, that can be mentioned are: (1) the Free Trade Agreement
between the United States and Central America, and (2) a trend toward transnational metropolization in
the countries of the region, which has background in the close historical and economic links of these
countries. The Central American Common Market in the 60s is joined by the creation of the Central
American Integration System in the 90s, and recently there is the Free Trade Agreement with the United
States. For this reason, it is preliminary hypothesized that we are witnessing a trend of transnatinal
Metropolization (Lungo, 2004).

Establishment of a Central American network
of metropolitan areas that would add their
resources and potentials facing the globalization
process.

In spatial terms, the process of globalization in Central America is also characterized for the emerging
configuration of a system of cities at metropolitan-level. These are spatially articulated to the level
of the Central American region; there is then a coexistence of city-regions integrated to international
circuits of the economy, which are largely disintegrated to the rest of their national territories.

It would constitute the basis for the creation of
new forms of urban development.

Stimulate the development of corridors linking
these metropolitan areas.

Accentuate the territorial inequalities in
each country, especially the transformation
of agriculture that involves the Free Trade
Agreement USA / Central America that tend to
benefit some areas and not others.
Increased socio-spatial polarization in
metropolitan areas to promote the development
of specific areas within these cities.
Increasing differences in urban management
capacity in relation to the rest of the country,
besides generating contradictions with
decentralization.

Source: Lungo, 2004: “Centroamérica Globalización, Tratado de Libre Comercio con los Estados Unidos y Metropolización
Transnacional.” Presented at the VIII Meeting of the Iberoamerican Network of Researchers on Globalization and Territory /Grupo
Globalización y Expansión Metropolitana/ Rio de Janeiro / Mayo 2004.
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Additionally, parting from a situation of great social inequality and highly informalised urban economies,
the development of the most dynamic cities tend to increase the existing socio-spatial segregation
and increase the generation of urban risks. Discussions in some cities on major infrastructure projects
portend what may happen.
Nicaragua is one of most unequal countries in the Central American region and inequality of this
magnitude makes the formation of political consensus for economic and social policymaking even
more difficult (Hinojosa et al, 1999). This causes the continuous relegated role of Nicaragua as a pole of
attraction and potential activation area in the region of Central America, and creates a specific concern
of the outcome of national and regional development strategies when they meet the local context. “[I]
nvestment often deepens poverty, (...) precisely because existing [structural] injustices [that exist in the
economic, political, social and cultural spheres] have not been eliminated. Thus the rich and powerful
benefit more from investments.” (CIEPAC, 2002)

National level
Nicaragua is the largest country in the Central American isthmus (see image a1), with approximately
5.2 inhabitants in 2005 (INIDE, 2008). Nicaragua has undergone periods of political unrest, dictatorship,
and fiscal crisis, as well as many natural calamities, which partly led to the country’s marked spatial
fragmentation, social segregation and high unequal distribution of resources.
Ever since the process of rapid growth of urbanization in Nicaragua in the early eighties, a phenomenon
that led to the consolidation of about 169 cities across the country, Nicaragua became a territory with
a majority of urban population, with approximately 50.12 percent of its population living in cities. The
process of urbanization in Nicaragua shows a increase, from 51.44 percent in 1990, to 58.33 percent of
urban population in 2010 (CEPALSTAT, 2007).

Against this brief background described, it is possible to identify the main challenges that arise for a
fair and sustainable metropolitan development in the context of increased integration where the Free
Trade Agreement United States / Central America will play a key role. These challenges are:
a. It should expand the search for competitiveness of metropolitan cities incorporating urban
productivity growth, a substantial improvement in the living conditions of its inhabitants,
environmental sustainability and the construction of relations of governance with a democratic
character.
b. Although it is necessary to increase the competitiveness of cities it must be avoiding the creation
of a unsustainable spatial segmentation, ie restricting the creation of urban areas with relative
prosperity in the middle of a territory where poverty prevails. Proper land management policy at
every country level appears as a necessity and an essential complement.
c. It is essential to create new forms of urban governance for the metropolitan cities without creating
a spray while respecting local levels; it is also necessary to incorporate new transnational processes
respecting the values of
 local and national cultures.
d. The reduction of poverty and social exclusion in urban metropolitan areas cannot be
complementary actions. They have to be at the centre of development plans and programs.
As a main conclusion it is vital to incorporate in the management of metropolitan development, in each
particular case, the regional dimension, the national level, and the regional dimension on the Central
American level.
Map 20. Nicaragua and its regions. Made by the author September 2012.
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In the particular case of Nicaragua, the process of urbanization experienced a high imbalance in the
distribution of the population, with a heavy concentration in the Pacific region – that hosts the capital
city - where in 15 percent of the territory lives 52 percent of the population, while in the Central Region
28 percent of the territory is home to 32 percent of the population and the Atlantic Region with more
than half of the national territory (57 percent), lives only 16 percent of the total population (INIDE, 2011)
(see Map 20).
One of the characteristics of Nicaragua’s urbanization is its irrationality in the concentration of economic
activities and population in its capital city (see Map 21). This arises the most obvious problem as the
growth of the informal sector of the economy. Over half of Nicaragua’s economically active population
is underemployed, and most of them work in the informal sector. The urban economy’s weakness is
patently clear: it does not provide economic opportunities in the form of jobs, income or capitalization
possibilities for most of the city’s inhabitants (Envío Digital, 1999).
Managua, capital of the nation, has urban and environmental problems of significant importance.
Managua has a territorial extension of 273 km2, of which approximately 150.5 km2 is urban, and has a
population of 1,283,954 inhabitants (96% urban) as for April 2001 (Pares, 2006). This equates to 30%
of the national population, accounting for approximately 36% of the urban population and 32% of the

national economically active population, EAP, which assigns it, also in correspondence to its extension,
as the main urban centre of Nicaragua.
The growth of population and GDP in Nicaragua to the year 2020 will be largely contingent on
Managua’s behaviour because of its position as the core urban area within the national urban system.
Managua is also, undoubtedly, the city that has the best competitive advantage in attracting new
investment. Therefore, demographic and economic growth and concentration around this metropolitan
area will continue, and in a second instance, to municipalities contiguous to it and to urban localities
that make up its metropolitan region.
In this regard, the strategic framework of developing the region of Managua is a challenge that seeks
to overcome the current dualism between the capital as the national centre and other municipalities
as dependent or marginal areas. Hence, relating the context of region to another variable that is not
restricted to jurisdictional boundaries will help ground strategies to real needs and values that do not
oppose to development. The regional landscape unit of Managua, as the regional context, will help
promote equal growth for higher development potentials and lessen its consequences of increase of
segregation and socio-spatial fragmentation. The target is to provide the inhabitants that all regions host
have an equal chance of participating in urban dynamics.
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FLOATING CENTRES
Since the devastating earthquake of 1972 there hasn’t been a clear
planning framework for the urban development of the city of Managua.
This has generated throughout the years a disembedded network of
market-based investments as its periphery.
The lack of a coordination framework on the territorial decision-making
skills determines a concentration in specific areas of the city of small
development groups. This, as well as public initiatives, determine the
process of the economic investment and spatial development, as
fragmented and punctual interventions.
These fragmented and punctual interventions are concentrated in
some areas of the city, conforming a certain amount of agglomeration
of services and small commercial functions (see Map 22). In this
context, these agglomerations conform dysfunctional centres that do
not hold all the necessary functions citizens need. This structure of
centres then adds to the random pattern of flows and the continuos
dispersion of the city’s urban structure. Throughout the city this
random appearance of unconsolidated centres have reinforced the loss
of functional relationships with areas of complex functionality. This
means a loss of the city’s urban identity, evident in the loss of value
of the historical core from the functional standpoint and also from the
urban structuring one.

Map 22. Structure of centres and the urban structures land use in Managua. Made by the author March 2013.

This spatial transformation of Managua has led to a social urban form
that is no longer related with its wider context generating worlds of
inequality, alienation and injustice with an informal and deteriorated
historical centre (see Map 23). The fragmented condition of the urban
structure of Managua with a number of independently functioning
centres, does not respond to the necessities of citizens. It has a
widespread subutilization of land and urbanizing processes in areas
with high environmental risk such as sliding, seismic ground or flooding
areas.
The number of centres, as network, facilities and commercial
agglomerations, are disconnected with their context and continue
to give way to increased polarization when large infrastructural
investments are constructed.
Map 23 Structure of centres and levels of poverty in Managua. Made by the author March 2013.
- 60 -

DEVELOPMENT POLARIZATION
In the case of Managua, poverty and marginalization are not
located in the urban periphery, but appears discontinuous
and disjointed throughout the fabric of the city (see Map
24). This means that 30% of inhabitants of Managua, which
live in substandard neighbourhoods, are not in the outskirts
of the city, but in urban plots (neighbourhoods, progressive
developments, residential areas) that intertwine and coexist
with other developments in the city (Parés, 2006 - see
references page 59).
Today, the inhabitants of Managua occupy its ground in a
gross density of 43.14 people per hectare. This is a very low
density for a capital city as most Latin American capital
cities exceed 150 inhabitants per hectare. For example Lima
and Caracas have bulk densities exceeding 200 persons
per hectare. This goes to show that the current population
of the city of Managua may be occupying an area 3 times
higher than that required in respect of any other capital city.
This phenomenon is what is defined as a high dispersion of
habitat. The high dispersion that characterizes Managua brings
some negative effects in its urban performance. The two
main negative effects are the elevated costs of basic services
and significant environmental damage (reference page 39).
The Historical Core area remains with a very low density and
holding a number of informal settlements (see Map 25 and
26). This area is surrounded by moderate density areas and
traditional neighbourhoods that were left standing following
the earthquake. Higher density occurs in patches over a large
swath southeast of the city and along development corridors
in the west. Some of these areas were originally occupied
by squatters. Others were established as low income housing
following the 1972 earthquake. The Carretera Masaya area
which has attracted most of the high end development over
the past 15 years has a population density comparable to
North American suburbs.
In essence, the low densities, varied topography, and
spatial expansiveness of the city make provision of urban
infrastructure more costly.

Map 24. Formal and informal city with overlay of Main commercial and labour centres. Made by the author September 2012.

Map 25. Density levels in Managua (Information taken from Municipality of Managua 2003)

Map 26. Urban Typology in Managua (Information taken from Municipality of Managua
2003)
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As Rodgers (2004) expresses in his paper “Disembedding the city:
crime, insecurity and spatial organization in Managua”, there is an
emergence of a new pattern of spatial segregation in Managua’s city
structure. Rather than fragmenting into an archipelago of isolated
“fortified enclaves”, as has been the case in other cities around the
world, Managua has undergone a process whereby a whole layer of
the metropolis has been “disembedded” from the general fabric of
the city through the constitution of an exclusive “fortified network”
for the urban elites, based on the privatization of security and the
construction of high-speed roads and roundabouts. This pattern of
urban governance diverges significantly from Managua’s historical
experience, and rests upon new urban developments that have
explicitly favoured the urban elites, both directly and indirectly.
The statement that Rodgers (2004) presents in his paper was
overlapped with a city map where the fortified network was
interpreted (see Map 27). By first drawing the roundabouts
and following the lines of main roads, added with my intrinsic
knowledge, it gave way to recognizing this system within the city
structure. As shown in the map it becomes evident that urban
elites essentially live their lives within a limited number of heavily
protected locations; certifying the existence of such a system of
interconnected privately protected spaces.

Map 27. Spatial interpretation of the “fortied network” in Managua. Made by the author March 2013.

“Like a fortified enclave, a “fortified network” is separate from the
rest of the city and allows those within it to remain isolated from
the high levels of urban crime and insecurity.“ (Rodgers, 2004, p.
120). This statement makes clear how the fortied network functions,
but not so much how it is overlapped with the other urban
phenomena of market-based centres within Managua.
In these terms the fortified network interrelates with 5 centres of
commercial, facilities and institutional functions (see Map 28). It
is made clear that these centres then do not contribute, in a extra
level, to reduce social segregation in Managua. By visiting these
centres within the fortified network one can easily distinguish the
interactions they promote through the systems they are connected
to, for example connection with a public transportation system. This
demonstrates one way of experiencing fragmentation as an urban
experience in Managua.
Map 28. Overlay of the spatial interpretation of the “fortied network” and the structre of Centres in Managua highlighting the centres that serve this network. Made by the author.
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DIMINISHED VALUE OF HISTORICAL HERITAGE
1. Natural value
Managua is located in the southern coastal area of Lake Managua, precisely where delivery of numerous rainwater contributions occurs from the upper part of the basin south of Managua. The new developments to the
south of the city centre (see Map 29) are causing significant changes in the patterns of drainage and infiltration due to increasing urbanization and deforestation, the effects of which result in the emergence of new
flood zones, as well as increased sedimentation process on the shores of Lake Managua. This generates high environmental vulnerability in the Historical City Core area adding up to the existing social vulnerability it
possesses. Added to this, there is a consolidated urban growth of the city of Managua towards the southeast direction, this could jeopardize the areas of highest value of groundwater reserves and increase then, the
vulnerability of their contamination through well fields located in these areas.

Map 29. Map and Illustrations of the relation of urban growth and the environmental context of the Managua Lake water basin. Made by the author March 2013.
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2. Cultural value
The main touristic points of interest of the city of Managua
are mostly concentrated in the Historical City Centre (see Map
30). In the city of Managua 68.1% of the most characteristic
sites were built before 1972 and from this, the references that
were built in the “Old Managua” (the Managua before the 1972
earthquake) 63.3% still are still standing (Jordan, 2011).
Also the main road network systems passes by this area, and
interconnects with the rest of the urban structure. Although this
area of touristic interest conglomerates tangible and intangible
values, these are not immersed in the city’s dynamics. Thus,
function as fragments that don’t contribute to livelihood in the
area as they do not generate lingered visits.
Since the devastating earthquake of 1972 there hasn’t been
a clear planning framework for the urban development of
the city of Managua. This has denied the city with a planning
direction, which recognizes the potentials of its historical city
core, which today is a complex area with lost functional and
structural values.
Architectural heritage buildings within the Central Area that
survived the 1972 earthquake (see Images 33-37), and still are
referred to as main landmarks in the city, are decaying without
any restoration, regeneration or rebinding program:

Image 33. Monumental Tribune. Photo by
Bernard Gordillo. Retrieved on May 21, 2013,
from http://www.flickr.com/photos/49651890@
N00/7811348538/in/photolist-cUgcM5
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Map 30. Map of touristic sites within the urban tissue of Managua. Made by the author based on information retrieved from the Ministry of Tourism of Nicaragua on September 2012.

Image 34. Sculpture on the entrance of the
National Baseball Stadium. Photo by Bernard
Gordillo Retrieved on May 21, 2013, from http://www.
flickr.com/photos/49651890@N00/7436274210/in/
photolist-ck7Rfj-ck7TDo

Image 35. Former Hotel El Pueblo. Photo by
Bernard Gordillo Retrieved on May 21, 2013,
from http://www.flickr.com/photos/49651890@
N00/7835916024/in/photolist-cWr7Qq

Image 36. Ruins probably of a former home,
now shelter for informal business. Photo
by Kroons Kollektion Retrieved on May 21,
2013, from http://www.flickr.com/photos/
kroonskollektion/3346873207/in/photostream/

Image 37. Decaying urban furniture of the
Peace Park. Retrieved on May 21, 2013, from
http://www.skyscrapercity.com/showthread.
php?t=597636&page=2

TRENDS OF DEVELOPMENT
Through the review of literature that refers to Managua’s urban development process, and through a guided
analysis of studies, photos, programs and an extensive mapping review, it can be concluded that there
are 4 main development trends that are foreseen in Managua that will be taken into account within the
confinements of this thesis:
(1) Continuos environmental degradation through the processes of ongoing deforestation in high areas of
the water basin, appearance of new flood zones and increased sedimentation process on the shores of
Lake Managua as a response to the uncontrolled urbanization and cultural landscape degradation, among
others;
(2) Further growth along main roads, which directs urban growth towards areas not suitable for development
due to high environmental risks, causes continuous rise of transportation costs due to high dispersion of
services and facilities and permits the incessant loss of historical sense of the city;

A. 3

(3) Increase of land subutilization which decreases Managua’s sustainability and marks a tendency of not
being able to reach the housing deficit with the current extension of city growth; and

BUILDING UP THE STRATEGY (I)

Image 38. View from above towards the Lake. The faith plaza is identified as well as the San Sebastian neighbourhood
Source: http://www.skyscrapercity.com/showthread.php?t=584362&page=2 taken on December, 3, 2008.

As mentioned in the explanation of the methodological
line for this thesis, the Analytical Framework provides the
context research and contributes with the first output of this
thesis.
This model of an analytical framework assesses focused
current conditions, a critical planning framework review and
the stakeholder demands that influence this level and scale.
Therefore the contents of this section includes:
A.3.1 Conclusion: Trends of development
A.3.2 Planning Framework Review
A.3.3 Stakeholder demands
This section gives results in shape of the necessary
elements that builds up the strategy for this scale.
Balancing the different components needed to comply with
the complexity of this area and as well with the revision of
current challenges and potentials within Managua.

(4) Progressive incompatibility of land uses mainly due to the market driven development that transforms
land use patterns without any regulated control, causing further spatial segregation of different social
groups and a disorganized urban growth.

Managua’s Municipal
Development Plan

Conclusion of
Analysis of city scale
(Managua): Trends of
Development

Stakeholders
Demands

Criteria
Solutions
INTEGRATED CONSERVATION APPROACH

Image 38. Summary of development trends foreseen in Managua. Made by
the author.
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1. ENVIRONMENTAL DEGRADATION
Different processes within the urban development of Managua are causing environmental degradation
and some of their consequences are:
- Decreased infiltration of groundwater
- Contamination of groundwater reserves through well fields located in these areas
- Scarcity of permeable areas due to informal occupation of land
- Erosion due to deforestation in high areas of the basin
- New flood zones due to strong runoffs
- Increased sedimentation process on the shores of Lake Managua
- Contamination of superficial and subterranean bodies of water
- Landscape degradation

Map 31. Map showing the Lake Managua Aquifer. Made by the author for the purposes of this thesis. February, 2013.
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The supporting Maps depict the location of the immediate environmental context of the urban tissue of
Managua: The Central sub basin of the Aquifer of Lake Managua (see Map 31). This is important to grasp
as it requires a new level of governance or committed alliances between various Municipalities to take
care of the future of the Aquifer. This Aquifer already suffers from clear vulnerabilities (see Map 31) and
it is necessary to combine this layer with the other systems such as urban growth and road networks
to coordinate the aims and responsibilities to avoid the scarcity of our natural resources.

Map 32. Map showing the vulnerability of the Lake Managua Aquifer. Made by the author based on information provided by
INETER for the purposes of this thesis. February, 2013.

2. DISPERSED GROWTH ALONG MAIN ROADS OF HIGH ACCESSIBILITY IMPORTANCE
Some consequences due to the trends of dispersed growth and land subutilization are:
- Urban growth towards areas not suitable for development due to high risks of flooding, sliding and on
seismic grounds
- Spontaneous conurbations with neighbouring municipalities due to the private offer of housing estates
- Continuing loss of historical sense causing disorganized growth and losing the functional sense of the
city
- Elevated costs of living, transportation and provision of basics services as well as increased transfer
times due to high dispersion of the habitat.

3. LAND SUB - UTILIZATION DUE TO LOW POPULATION OCCUPATION
- Unreachable housing deficit tendency (not even up to 50%) if the current extension and dispersion
continues
- There is a lack of market of accessible housing units directed to medium and low income groups of
population
- Polarization of urbanization’s market; directed towards high and medium high sectors of population
with a predominant low density of land occupation
- Increase of occupied land for housing affected by overcrowding index, incompatibility of use and bad
location and physical state.

Map 33. Map showing growth tendency of the urban tissue of Managua and the urban infill opportunities within it. Made by the author for the purposes of this thesis. February, 2013.
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4. INCOMPATIBLE LAND USES
Managua has all the necessary legislation to control the land use of the urban tissue of Managua.
However, the lack of resources and implementation tools generates a continued concern about the
incompatibilities of land uses. This phenomenon has already become a trend in the process of urban
development of the city and generates these consequences, among others:
- Low quality of the construction system due
illegal assessment of land, therefore there is a
temporary condition of the constructions.
- Lack of consolidation and promotion of
adequate land uses in the urban tissue due
to the lack of spatialization of plans and
regulations
- Disorganized urban growth as the city lacks
urban identity and coherence
- Increase of the vulnerability to natural and
anthropic disasters due to the environmental
degradation process as well as the occupation
of land with environmental risks
- Transformation of land use patterns:
process based on the real estate market
causing the progressive spatial segregation of
different social groups
- Unbalanced socioeconomic development
between neighbouring cities and rural areas
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Map 34. Geological Map of Managua and its surroundings. Source: INETER made on 2001.

PLANNING FRAMEWORK REVIEW
As the second part to describe within the analytical model proposed in this thesis, is the revision of
the current planning framework. And to elaborate this step within this scale, the Managua’s Municipal
Development Plan (PGDM) was chosen as a means to critically review the current gaps, strenghts and
strategic lines for Managua’s urban development.
Summarized General Data of the PGDM:
- Date of elaboration: since late 1999, published in
October 2002
- Elaborated by: The Municipality of Managua
with the cooperation of the Municipality of Amsterdam and
a Monitoring Committee conformed by 36 members that
represent Managua’s civil society.
- Aim of the PGDM: A strategic management and
planning project that will support local development.

The review of the PGDM was undertaken as a cross-cut analysis of its strategic lines for development
and the 3 main dimensions of the vision for the urban scale (see Image 39). These dimensions are a
summary of the findings from the theoretical framework and the conclusions of the major challenges of
the trends of development.
The main conclusion was that although the PGDM responds to all the main problems of Managua,
as well as translates the main needs and demands of all the stakeholders, the process towards its
implementation continues to be unilinear and sectoral, avoiding the assessment of the potentials of an
integrated relations approach.

Elaboration process: Negotiation and agreement with the
different social sectors in order to identify common interests
that defined the objectives for long-term development, viable
solutions and dynamic responses corresponding to the needs
of the municipality.
Results: Approaches based primarily on the demands
and needs identified by the participating actors, whose
contributions were collected at various consultation events,
workshops and roundtables conducted in 2000 and 2001 with
the participation of a broad representation of different social
sectors.
Content: The proposal comprises a Future Vision of the
municipality of Managua and establishes development
guidelines, which were concluded in the consultation process
and which are specified in the definition of the strategic
guidelines and objectives, thus becoming in starting points for
local development management and general framework for
all stakeholders based on this vision.
The strategic guidelines: general expression of long-term
strategic objectives to implement the vision of the desired
future. They also form the basis of the Action Plan for the
Investment Program.

Image 39. Summary matrix of the cross-cut analysis made from the PGDM and the principles of this thesis proposal to measure its response and correlation with the planning framework.
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STAKEHOLDER DEMANDS
In this section the overview of the stakeholder demands is presented. These demands were a direct
abstraction of the demands and discussions portrayed in the PGDM. The extensive consultation this plan
had, gives a clear representation of each stakeholders interest. This demonstrates that the main gap in
this scale is not the translation of the demands into strategic lines. A short summary of the demands:

3. Central Government: Preparation of the city for regional development investments for economic
growth
4. Residents: Housing, recreation, conditions for jobs
5. Transportation: Efficient and clear routes
6. Private investors: Attractive spaces to settle

1. Environmental: Stop degradation, municipality integration on environmental matters, wider context
than jurisdictional boundaries
2. Municipal: Control, security, beauty, resilience

Nonetheless these demands still lack a deepened spatial dimension. And it is the plan’s role to provide
the necessary framework for specific urban interventions where all stakeholders can take an active and
equal part in the decision-making process.

Image 40. Environmental demand: Tiscapa reservoir area in continuous process of
degratation

Image 41. Residents demands: Informal settlements that live in precarious conditions
and low quality of life

Image 42. Transportation demands: effective service and spatial response to needs

Image 43. Municipal and Central Government demands: regeneration of Urban Park,
beautification of the main axis of the Central Area and Governmental Core.

Image 44. Municipal and Central Government: Beautification and restructuring of the
main axis of the Central Area and Governmental Core, attraction for investments.

Image 45. Private sector demands: attractive areas to invest that are well accessed
and secure

Source of Images 40 - 45 . Taken by Silvio Balladares. Photo taken for the purposes of this thesis on May, 2013
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UNILINEAR SYSTEM APPROACH

INTEGRATED APPROACH

Managua, promoter
of comprehensive
education, generator of
opportunities and social
progress
Managua, space for
business development
at the National and
Central American level
Managua, intermediary
city for national
tourism development

Managua, clean,
healthy and sustainable
Municipality

A. 4

VISION CITY SCALE

Image 45. View towards the South from the Loma / Park of the Tiscapa Lagoon. Source: Source: taken by Silvio Balladares.
Photo taken for the purposes of this thesis on May, 2013

The sum of the contents of this section provide the vision on the Managua scale. The section contains
the following parts:
A.4.1 Focus Criteria
A.4.2 Proposed Strategy

Managua, organized,
functional and
attractive metropolitan
city
Managua, efficient
and transparent local
government, promoter
of participatory
democracy and
equitable development

Image 46. Abstraction of the
Unilinear system approach of
the PGDM. Made by the author.

Image 47. Abstraction of the proposed Integrated approach with the
dimensions of the vision for Managua. Made by the author.

FOCUS CRITERIA

Accessibility

The first subject tackled is the proposed shift on the planning approach of the city of Managua. The
planning framework review highlighted that the unilinear system approach that the PGDM has is affecting
the outcome of the development of the city (see Image 46). Mainly because there is a tendency to
double efforts, miss opportunities, to degrade environmental values followed by unnecessary waste of
natural resources as well as increased dispersion and lack of a cohesive urban structure with a clear
identity.
Therefore, the dimensions of the vision, that agglomerate the main characteristics that have potential
for improvement and further development, are placed within an integrated approach (see Image 47). The
aim of this approach is to incorporate the diverse sectoral policies (such as employment, education,
environment, culture, spatial policy, social policy) at diverse organisational levels (local, regional,
national and intergovernmental instances) to achieve a holistic territorial policy approach. Nonetheless,
the spatialization of the dimensions is needed first, towards defining the focus criteria for the vision (see
Image 48).

Historical heritage
Functions

Historical Heritage

Accessibility

Social Networks

Historical heritage
Social Networks

SPATIAL TRANSLATIONS

INTEGRATED APPROACH

SPATIAL TRANSLATIONS

Image 48. Translation of the Vision’s dimensions into spatial translations. Made by the author.
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It is the combination of the focus layers that the vision is developed. The four spatial focus are:
Accessibility, Functions, Historical Heritage and Social networks. The Accessibility focus, as the name
implies, revises the main road network system of the city towards finding missing links and responding
to them; also it supplies emphasis on the public transportation system. The Functions focus seeks to
respond to the current conditions of dispersed functions and market-based centres that do not respond

Accessibility

Historical Heritage
Maps 35-38. Layers of focus of the Managua vision. Made by the author.
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to the citizens necessities; The Historical Heritage focus recognizes the importance of the Historical
Core, thanks to the analysis that backs it up, as well as the pressing need of the higher level reservoirs
and general inclusion of environmental contexts; and the Social Networks focus brings together the
need of densification within the boundaries of the city, recognizing vacant and subutilized areas, as well
as the implementation of slum upgrading processes and relocation of families living in high risk areas.

Functions

Social networks

PROPOSED STRATEGY
The vision of Managua is based on the conformation of a network of urban centres that cluster functions
and of road infrastructure lines that organize the city in a coherent and efficient way. The Central
Area of the city, hosting the Historical Core Area, is portrayed as the main urban core area through
the recuperation of its functional primacy and in the outer ring of road network the urban centres with
regional mobility importance are located. Also, the increase of pedestrian walk-ability in the city will be
enhanced with the creation of conditions for neighbourhood centres. Alleviating land use incompatibilities
and presenting equidistant mobility hierarchy for all the population.

It also follows the strategy to densify the existing urban fabric and the articulation of the urban
structure starting from the centres of functions and facilities. The relocation of high risk informal
settlements will provide opportunity areas for permeable and protection borders for the water structure
towards preserving and enhancing the existing natural environment. Also the terminal system of public
transportation will provide distributional nodes needed to organize the service efficiently.

Map 39. Vision proposal of the city scale of Managua. Made by the author.

- 73 -

As a means of grounding reality in the
Managua vision, a supporting matrix of the
strategies and programs was elaborated
(see Image 49).
The scope of the urban scale vision was
to provide a framework for the local scale
vision. Managua was analysed within
a guided methodological line towards
recognizing the relation between scale and
profiting from its current potentials and
responding to its major challenges.
This exercise included the first inclusion of
organizations and phasing terms. This was
elaborated as such to begin the discussion
of the programs in a flexible framework
were the local action plan can reinforce or
replace certain elements.
As a final remark, it is important to
mention that the Managua scale vision is
the backbone of the model of replica of
this thesis. As presented in the subject
definition the aim is to: recognize the
importance of the Historical City Core
in relation to Managua’s city structure
as a reinforcement of the identity of
the city towards generating a vision of
urban structuring based on heritage and
cultural landscape values that amplifies
its opportunities, seeks functional inclusion
and a better environmental performance.
Image 49. Matrix of the strategies and programs per dimension of the Integrated Approach vision proposed for the city scale of Managua. Made by the author.
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CHAPTER II

B.

CENTRAL AREA OF MANAGUA

Image 50. View of the Plaza of the Revolution, the former Managua Cathedral and the National Palace (Library and Museum) are shown. Source: taken by Silvio Balladares. Photo taken for the purposes of this thesis on May, 2013.
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MAPPING OF MAIN CHARACTERISTICS
The analysis of the current conditions of the Central Area consists in a general overview of all the
processes, values, characteristics and flows. Towards understanding more about the current condition of
the Historical Core Area, the analysis conducts the overview the main issues, challenges and potentials
towards generating a sound and reality based design proposal. Accordingly, these findings identified
the main systems of the Central area mapping its networks, nodes, general urban form in relation to
heritage values, landscape and geomorphological features, informal settlements (spontaneous human
settlements), functions and cultural and historical values. As a result of this preliminary analysis of the
Central Area as context, the identification of the critical area was reached.

B. 1

This analysis follows a methodological line of thought that builds up towards the strategy. That is
why the second section specifies the current evolving areas. As the problem statement expresses, the
Central Area has undergone a few processes of change due to the interest of the current government.
Nonetheless these projects are plot-based and lack a integrating vision them with other urban
structures.

CURRENT CONDITIONS

Image 51 View within a neighbourhood on the perimeter of the Historical Core. The former Managua Cathedral can be seen in
the background. Source: taken by Silvio Balladares. Photo taken for the purposes of this thesis on May, 2013.

The Central Area of Managua represents the area defined as the study site in the PMAC (Master Plan
for the Central Area). This area holds 589 hectares and corresponds to the old city centre of Managua,
including the Tiscapa Lagoon and the extension destroyed by the 1972 earthquake. As previously
mentioned in the problem field of this thesis, after the 1972 earthquake the Central Area became
disarticulated of the process of development of the city. Even though the symbolic-political historical
value of the Historical Core was reinforced in the 80s with a massive and intense use of public areas
and the settlement of the main organs of the State.
Nonetheless there are far more interesting fact that need to be carefully reviewed in the area towards
implementing a strategy that will be a reflection of the cultural and political interests and demands.

The purpose of this review is to provide a better understanding of the Central Area’s existing conditions
and establish a baseline for a the proposal for rebinding of this centre with the urban structure, based
on its cultural and heritage assets. This analysis synthesizes data from natural and man-made systems
in specific combinations. This helps to illustrate urban design issues related to either built form or other
aspects of downtown quality.
Preview of maps of the layers of analysis:

Networks

Nodes

General Urban Form

Landscape & Geomorphological features

Informal Settlements

Functions, cultural & historical values

Therefore the contents of this section are:
B.1.1 Mapping of main characteristics
B.1.2 Evolving areas

Location of the Central Area within the urban tissue of Managua.
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NETWORKS
The whole public transportation system in Managua is provided only by bus routes
within the urban tissue as well as differentiated buses that travel towards other
Municipalities. The bus system is divides its service throughout the urban tissue by
linear routes going north-south and mainly east-west. How the conformation of these
bus routes was defined could not be traced back but an analysis of the amount of
routes that serve Central Area in relation to the total amount of routes was made to
determine the accessibility this area holds in relation to the city.
The accessibility analysis in relation to public transportation system revealed that
70% of all the bus routes that serve the urban tissue of Managua pass through one
street in the Central Area (see Map 40). This provides a general interpretation that the
Central Area is a well served area in relation to its wider context, the city of Managua.
Nonetheless, the Historical Core of the city, located in the North-central part of the
Central Area, is accessed only by 27% of the urban collective bus routes of the city.
In terms of spatial distribution of the bus lines, the predominance is to cover the area
through its main axis that connect mainly from east - west to the urban structure. It
seems evident that the northern part of the Central Area is not consolidated and that
the main transportation node is located within the Oriental Market on the southeast of
the area.

Map 40. Collective Urban Transport Routes in the Central Area of Managua. Made by the author for the purposes of this analysis in January, 2013.

Within the Central Area there are two bus terminals which are important for the sector’s
inter connectivity and hierarchy within Managua. Although these two terminals do not
respond to formal design requirements, they do serve as orientation and interchange
nodes for the population coming in and out of the area.
As for the Road Hierarchy within the Central Area (see Map 41) the primary distributors
conform the regional connections and the primary the main city scale road network.
As for secondary collectors, the hierarchy lies in main roads that distribute most of the
local traffic within a 5km radius. There are 4 pedestrian axis displayed in the map, but
only one of them is clearly functioning and recently remodelled for this purpose.
The distribution of hierarchy of the road system seems unattached from its local
context. Since the main roads attract the major traffic some commercial use has been
located there, but these are poorly accessed because of lack of parking area and
marginal roads or other methods to slow down traffic for more visibility of shops. Also
the pedestrian access lacks fluidity. One of the advantages is that the Central Area,
except for the lakeshore area, is has a consolidated urban structure with paved streets
and sidewalks and bus bays. Also the importance of its location is evident as well as
the constructed width of right of ways of streets in relation to their hierarchy.
Map 41. Road hierarchy and collective Urban Transport Routes in the Central Area of Managua. Made by the author for the purposes of this analysis in
January, 2013.
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NODES
The nodes in the Central Area a mere intersections of main avenues and
roads (see Map 42). These are busy vehicular areas specially along the
primary distributors and collectors. Nonetheless, these don’t function as
Urban Nodes that have compact, mixed-use (residential, commercial &
institutional) development. Also they don’t exhibit high quality urban design,
and if they do, as for the case of the Dupla Norte and Bolivar Avenue
intersection they are inaccessible plazas with monuments that only serve as
mere landmarks of visual contact.
Also as an important node we find the gravitational axis of the Central Area,
which in the 80s suffered a structural variant. In this period there was the
construction of two main roads of circulation the North and South Duplas, the
reason was to decongest the traffic in the Central Area and allow a better
East - West flow. With this, the point cero or gravitational point of the city,
where the quadrants of the city converge, was moved.
Before this period (see Map 43) the gravitational axis was determined by
the main axis in the area: (1) the Roosvelt Avenue (now called the Sandino
Avenue) as the North - South axis which was reaffirmed between the 50s
and the 60s with the development of financial and banking institutions; and
(2) the September 15th street (2nd Street South - East / West) as the East
- West axis which begun from the General Cemetery. Already in the 60s
years trade and services were concentrated in the northwest quadrant in the
intersection the Roosevelt Avenue and September 15th street conformed,
gathered around the main markets and San Miguel Central.

Map 42. Main nodes, road hierarchy and collective Urban Transport Routes in the Central Area of Managua. Made by the author for the purposes of this analysis on
April, 2013.

The existing urban fabric was transformed by the creation of the North
and South Duplas who manage to hierarchically correlate the Central Area
Highway System with the previous radial growth and ring of the rest of the
city. This provoked the moving of the east - west axis that had existed on the
September 15th Street and the Central Area gravitational centre itself at the
intersection of the North - South axis with the axis East - West interduplas
or towards the park Luis Alfonso Velasquez (see Map 44), who thereby
acquires a high potential value to undertake future actions reconstruction that
seeks to break the isolation of specific developments of the decade. Also,
the relocation of the Government’s headquarters to the core of “The Banks”
reaffirming the North - South axis but giving greater value as a means of
communication to the Bolivar Avenue instead of the Sandino Avenue which
was pedestrianized.
Map 43. Gravitational Axis before the 1980s in the Central Area of Managua. Made
by the author for the purposes of this analysis on January, 2013.
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Map 44. Gravitational Axis after the 1980s and the construction of the Duplas in the
Central Area of Managua. Made by the author for the purposes of this analysis on
January, 2013.

GENERAL URBAN FORM IN RELATION TO HERITAGE VALUES
The city of Managua originates from the shores of Lake Managua, organized
under a regular and compact layout characteristic of the colonial city. As
of the 1931 earthquake, Managua had not grown to the Lagoon and Loma
of Tiscapa; it was a small town of about 40,000 inhabitants spread over a
little more than 6,000 homes. Between 1936-1948 the city of Managua had
a unipolar urban structure, this means that the city had a defined urban
centre.
It is in the beginning of the 20th century that the perimeter of the area,
that was devastated by the earthquake, was conformed. This area coincides
with the oldest part of the city. This area has as its main characteristic, one
that distinguishes it with the rest of the city, this is the regular outline of
orthogonal streets or checker board layout (see Image 52). This structure
is characteristic in all cities that were once Spanish Colonies. The grid
system was the most efficient way of using space for development where
topography was non-limiting and was supposed to encourage economic
development (Homberger, 1994). Historically the urban grid served two main
purposes. The first was to facilitate orderly settlement and colonisation in
a broad sense. The second was its use as an instrument of modernisation
and as a contrast to what was not as orderly.

Image 52. Birds eye view of the Central Area of Managua before the 1972 axis:
colonial grid. Source: n.d.

Image 53. View from above of the Oriental Market. Source: Google Earth 2013.

This inherited grid is nowadays still visible in most areas of the old centre
of Managua. Nonetheless, there are interventions that have varied this grid,
like the construction of the Duplas in the 1980’s, when the actions towards
the reactivation started. The current condition of the Central Area in terms
of its road structure (see Map 45) shows some vestiges of the historical
evolution of the city and its structural urban heritage.
Primarily the attention should turn to the loss of the inherited colonial grid
this area has experienced in the last decades. Due to the consolidation
and extension of the Governmental and Military uses the East - West
connections of the southern part of the study area have lost open access,
due to the restriction these uses need to maintain security. Also, the
recreational areas such as urban parks, area for fairs and the construction
of plazas have cut out the fluidity of vehicular transportation through these
areas and have left behind the importance of orientation for pedestrians
and the revalorization within their designs of this urban frame. Also one
important disruption of the grid in the Central Area, and the only one
with an informal character, is the Oriental Market on the located on the
Southeast boundary. This market is growing uncontrollably, eating up the
residential areas that surround it (see Image 53).

Map 45. Gravitational Axis after the 1980s and the construction of the Duplas in the Central Area of Managua. Made by the author for the purposes of this analysis in
March, 2013.
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LANDSCAPE AND GEOMORPHOLOGICAL FEATURES
The location of the Municipality of Managua is characterized as a predominantly volcanic
area with geomorphological features varying from plains to abrupt mountains, these are:
the plain of Managua, Mountain System of the Sierra de Santo Domingo, the succession of
mountains and lakes (Ticomo, Resume, Motastepe , Asososca and Xiloá) to the west and
crowning the landscape, within the Central Area’s boundaries, the Tiscapa Lagoon in the
centre of the city.
For the most part, the Municipality of Managua is located within the South Basin of
Lake Managua, conferring it high landscape value, but in turn strong storm drainage
problems exacerbated by the indiscriminate felling of trees and soil mismanagement
of the municipality in the recent years (refer to Map 29, page 63). In essence, the new
developments to the south of the city centre are causing significant changes in the patterns
of drainage and infiltration due to increasing urbanization and deforestation, the effects
of which result in the emergence of new flood zones, as well as increased sedimentation
process on the shores of Lake Managua. This generates high environmental vulnerability in
the Central Area adding up to the existing social vulnerability it possesses.
The territory has a high potential for both surface water and groundwater of which some
water structures stand out: the Lake Managua or Xolotlan, the Asososca Lagoon as the
main source of drinking water, Tiscapa Lagoon (see Image 54 and 55), Nejapa Lagoon, Xiloá
Lagoon and Apoyeque Lagoon.

Map 46. Predominant land uses and values inventory. Made by the author for the purposes of this analysis in February, 2013.

Another important physical feature in the municipality is its involvement by subsidence
related to volcano - tectonic phenomena; called Tectonic Triangle of Managua. There are 15
major seismic faults directly affecting the urban area of the
 city. Within the Central Area 4
of the 15 main seismic faults are found (see Map 46). From east to west these faults names
are: Chico Pelón, Tiscapa, Bancos and Estadio.
The density of active surface fault lines are estimated to be 0.73 km / km 2, which makes
Managua one of the cities with the highest rate of seismicity in the world (see Map 47). This
situation has caused earthquakes that have twice partially destroyed the city.

Image 54. View from the Tiscapa Hill (Loma) towards
the Lake Managua (North). Image taken by Silvio
Balladares for the purposes of this thesis. May 2013
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Image 55. View from the Tiscapa Hill (Loma) towards
the South. Image taken by Silvio Balladares for the
purposes of this thesis. May 2013

Map 47. Predominant land uses and values inventory. Made by the author for the purposes of this analysis in February, 2013.

INFORMAL SETTLEMENTS (SPONTANEOUS HUMAN SETTLEMENTS)
The environmental vulnerability of Managua, given the strong natural physical
constraints that affect it in its entirety and the creation of marginal areas in different
parts of the city made up of rural migrants and war displaced people in the decade
of the eighties, have influenced the increase in urban dislocation. Historically, the
environmental, economic and social development of low-income neighbourhoods,
insecurity and lack of housing materials, have been some of the most difficult
problems to tackle in the city of Managua, exacerbated by the destruction of two
thirds of the housing dwellings caused by the 1972 earthquake and other natural
phenomena such as the massive flooding caused by Hurricane Mitch in 1998.
In the case of Managua, poverty and marginalization are not located in the urban
periphery, but appears discontinuous and disjointed throughout the fabric of the city,
so that 30% of inhabitants of Managua, which live in substandard neighbourhoods,
are not in the outskirts of the city, but in urban plots (neighbourhoods, progressive
developments, residential areas) that intertwine and coexist with other developments
in the city (Parés, 2006).
According to the definitions developed by the Municipality of Managua, Spontaneous
Settlements are neighbourhoods formed from illegal takeovers of vacant land,
whose main features are: small plot size (100m2 min.), small housing size (1 or 2
environments min.), poor physical condition of housing, use of precarious construction
materials and have basic infrastructure services illegally and/or temporary. Most of
these settlements, often occupy land unsuitable for housing development, reaching
areas that have various restrictions and physical limitations and land use, as well as
no property titles (PGDM, 2000).

Map 48. Neighbourhoods and spontaneous settlements. Made by the author for the purposes of this analysis in March, 2013.

With data from the Managua Municipality of 2011, it was calculated that the Central
Area holds 36.6% spontaneous settlements within the area considered under housing
typologies (see Map 48). This translates into 16% of the total are of the Central Area
with 143.2 hectares. Something important to mention is that these settlements, as
for other typologies too, are divided mainly between 2 territorial districts of Managua,
which makes the interrelation of public services divided between them.
The average of years these residents have lived within these boundaries is between
20-25 years (see Map 49). This means that the social network of these inhabitants
is already engraved in the area. Also, the densities within these settlements
corresponds in average to 5-6 inhabitants per housing units, holding as it is 41% of
the inhabitants of the whole Central Area.

Map 49. Spontaneous (squatter) settlements. Made by the author for the purposes of this analysis in March, 2013.
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FUNCTIONS AND CULTURAL AND HISTORICAL VALUES
The Central Area is well known for the location of open public spaces like the Luis
Alfonso Velazquez urban park, the central park, and its cultural uses such as the National
Theatre, Library and Museum of Art (see Map 50).
The Managua inhabitants call it “Old Managua” because of these relics and landmarks
located within their boundaries. Also, there is a continued tendency to refer to orientation
landmarks of this period, that do not exist anymore. Therefore, the historical memory
of the Old Managua has been pierced to the next generations, ones that didn’t live to
experience the loss due to the earthquake.
The Central Area not only has local cultural heritage values, but also has touristic points
of value (see Map 51) recognized by the general public and promoted by Municipality of
Managua in its official touristic maps. It is common that the city tours around Managua
visit the Central Area mainly due to the location of the former Cathedral. Nonetheless, the
visits are always short because there are no supporting land uses that invite people to
stay and appreciate the intangible values of the place.
The high contrast of the uses of the Central Area create islands of movement patterns
within its tissue that differentiate highly from each other (see Map 52). The area that
receives the tourists, is now under reconstruction and is monopolizing an estimate
of more than 80% of the investment, while others are left to evolve on their own. This
causes a fragmented social reality, where people living in the perimeter of the Historical
Core do not profit from the investments but rather are closed off from it. Leaving
a decaying perimeter with a beautified centre, which ends up causing concerns of
vandalism and insecurity.

Map 52. Movement patterns in the Central Area. Made by the author for this analysis in April, 2013.
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Map 50. Predominant land uses and values inventory. Made by the author for the purposes of this analysis in February, 2013.

Map 51. Predominant land uses and touristic points of interest. Made by the author for the purposes of this analysis in February, 2013.

It is important to highlight that there are some architectural heritage landmarks that must be
incorporated within the vision of this scale (see images 56-61). To the characteristic of centrality that
the area holds the oldest parts of the city are added. Many of these main heritage values that survived
in the area were once part of consolidated urban environments and now seem to stand alone within the
urban tissue.
The gravitational point within the Luis Alfonso Park is a good example of a hidden identity landmark.
The majority of the population do not know the were the gravitational axis of the city is, since the
addresses in Managua are defined by counting blocks and orientation landmarks. It is more surprising
that most of the people cannot locate these important heritage landmarks within a time frame, and
sometimes do not even coincide in the official name they hold. Therefore it becomes evident that a
process of culturization of values is needed to promote the recognition of the importance of these
pieces of history as well as the area as a whole.

Image 56. Ruins of the Old Cathedral (A3). Source: http://www.
flickr.com/photos/piorenatolopez_1953/4551721552/taken on
April 18, 2013

Image 57. National Palace of Culture and National Museum
and Library (C2). Source: http://www.edicioneslupita.com/
nicaragua/managua-i.html taken on April 18, 2013

Image 58. Rubén
Darío National
Theatre (C1). Source:
http://www.viajes.es/
america/nicaragua/
managua/taken on
April 3, 2013

Image 59. Central Park (7). Source: http://en.wikipedia.org/wiki/

The inventory of the main heritage landmarks mentioned above is reflected within this map of the
Central Area:
File:Parque_Central_de_Managua.jpg

Image 60. The Grand Hotel, today functioning as Managua’s
cultural centre (C3). Source: http://www.flickr.com/photos/
rolandkrebs/6316253584/taken on April 18, 2013

Image 61. Monumental Tribune (A11). Source: http://www.
skyscrapercity.com/showthread.php?t=755358&page=34 aken
on April 3, 2013
Map 53. Highlighted inventory of tangible and intangible values.. Made by the author for the purposes of this analysis in March, 2013.
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EVOLVING AREAS

RESIDENTIAL AREAS
The current government’s interest in the construction of social housing for extreme poverty families is
evident within the Central Area’s context. The ongoing project of these houses is called Houses for the
people (Casas para el Pueblo). Within this program each house measures 42 square meters, has two
bedrooms, living room and bathroom and measures 15 meters deep and 10 meters wide. The investment
of the project functions with funds from the National Rural Cooperative-Box (Caruna, financial operator
of the Bolivarian Alliance for the Peoples of Our America, ALBA), the Inter-American Development Bank
(IDB) and the Institute of Urban and Rural Housing (INVUR) of the National Government.

This section will conduct the review of the last
projects conducted in the Central Area in a time
frame of 5 years approximately. One example
is the evolution of one open public area on the
perimeter of the Bolivar Avenue, that started
of as a protesting site and became a formal
residential area as a literal response to the
problem (see Images 62-64).
The Central Area has undergone a series of
upgrades in terms of residential, public space
and governmental uses in its boundaries.
Nonetheless, these actively evolved areas are not
related to a general plan or strategical vision of
the whole area itself. This causes problems with
the scope of the projects when they become
short-term solutions for recurring problems
such as the appearance of informal settlements
or exclusive public spaces that do not enhance
community integration and interactions. Other
problems are the loss of attention of the
preservation of urban inherited values such
as the colonial grid, and the historical routes
and connectivity with the lake. These values
are increasingly disappearing and with it the
character of the Historical Core.

Image 62. Condition in 2005 aprox. of the informal settlement
conformed as part of the protest of the victims of the
Nemagon pesticide. Source: http://www.flickr.com/photos/
dfushuaia/5085010761/
“Those affected by the pesticide, first arrived in Managua
in 1999, in a march on foot, looking for support from state
institutions. (....) The peasants lived for several years in shacks
of cardboard and black plastic front of the parliament in a
municipal park green area Pedro Joaquín Chamorro.”
(LA PRENSA, 2011, link http://www.laprensa.com.ni/2011/02/26/
nacionales/53240-entregan-casas-a-nemagon)

These projects should be encouraged and at the same integrate them with a functional strategy of its
context. The dwellings built within the Central Area can be divided in 4 main areas for presentation
reasons in this section. Each of these four main areas will be described by comparative images in the
next pages. The four main areas with housing interventions are:
1) The perimeter of the Bolivar Avenue
2) The East - side of the Central Area
3) The West - side of the Central Area; and
4) the coast of Lake Managua

Image 63. Construction of houses on September 2010. Taken by
the author.
“On July of 2010, hundreds of protesters moved their shacks
to the north, within the park, to make way for the works. The
construction of the houses, which will need to accommodate at
least six people, was in charge of Albaconstrucciones, one of the
companies linked to the parastatal Albanisa.” (LA PRENSA, 2011)

While there are many such ongoing efforts, the
projects highlighted in these pages focus only on
the efforts that have or will have the broadest
impacts on the area divided in 3 main sections:
residential, public space and governmental
buildings projects. The analysis aims to
show that there are many overlaps and often
uncoordinated projects. The knowledge of these
projects is enriching as to understand the main
interests of the current stakeholders, although
it is also seems as an inventory of islands as
projects, within the urban tissue of the Central
Area.
Image 64. Current state of the now inhabited houses by the
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These project areas respond to the increasing housing deficit of the city of Managua. They are home of
new residents of the area, what makes them initially alienated from their surroundings. Although these
projects are responding to this important need, and provide a response to social housing, the integration
of these housing areas with their context is still lacking. These areas seem to be cut outs in the area
and in some cases do not create attractive urban environments; specially in the cases of the dwellings
located in the perimeter of the Bolivar Avenue.

victims of the Nemagon Taken by the author on Dec., 2012.

Image 65. Tilted view of the Central Area with the four main housing intervention areas. Source: Base map Google earth
2013. Overlay of areas by the author.

1) The perimeter of the Bolivar Avenue

2) The East - side of the Central Area

Image 66. Houses for the People in the perimeter of the Bolivar Avenue
looking Southwest. Taken by the author on December 2012.

Image 67. Houses for the People in the surroundings of the Santo
Domingo church, located East in the Central Area. Taken by the author
on 2012.

Map 54. Orthophoto map of a part of the Central Area of 2004. All rights reserved to Google Earth.

Map 56. Orthophoto map of a part of the Central Area of 2004. All rights reserved to Google Earth.

Map 55. Orthophoto map of a part of the Central Area of 2012. All rights reserved to Google Earth.

Map 57. Orthophoto map of a part of the Central Area of 2012. All rights reserved to Google Earth.
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3) The West - side of the Central Area

4) The coast of Lake Managua

Image 68. Houses for the People in Boulevar of the South Dupla. Taken
by the author on December 2012.

Image 69. Houses for the People in the coastal area of Lake Managua.
Taken by the author on 2009.

Map 58 Orthophoto map of a part of the Central Area of 2004. All rights reserved to Google Earth.

Map 60. Orthophoto map of a part of the Central Area of 2004. All rights reserved to Google Earth.

Map 59. Orthophoto map of a part of the Central Area of 2012. All rights reserved to Google Earth.

Map 61. Orthophoto map of a part of the Central Area of 2013. All rights reserved to Google Earth.
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Governmental Buildings
In the Central Area there is an agglomeration of Governmental buildings. Some that serve the public
in affairs relative to institutional uses and some that just locate offices for governmental business. In
the recent decade there has been an increase appearance of these uses, with the intention to improve
the articulation between the different entities. Most of the buildings are located in the south of the
Central Area, making up an island of restricted access for the public. Together with the military use
neighbouring them, all this area has become a highly surveilled and enclosed.
In an effort to rescue the old centre, the government has undertaken the renovation of buildings of
governmental and public administration, insisting in their articulation in this area of the city, Some of
the buildings identified in the area are: the Chancellery of the Republic, the National Assembly, the
Government House and the Vice Presidency.
Location of main articulated areas of Governmental use.

Image 70. Renovated buidling correspondent to the National
Assembly, next to it the vertical building, is the remaining part
of the former Central Bank building. Source: author Dec,. 2013

Image 71. New building of the Supreme Court of Justice, finished
late 2012. The building is located within the Dupla Norte. Source:
author Dec,. 2013

Image 73. Ministry of Finance and Public Credit. Source:
Silvio Balladares taken for the purposes of this thesis on
May, 2013

Image 74. Presidential Palace built in the year 2000. Source:
http://www.flickr.com/photos/bernardgordillo/7167859863/in/
photostream/ taken on May 5, 2013

Image 75. New building of the Institute of Telecommunications
& Post. Source: http://www.skyscraperlife.com/city-versuscity/32063-managua-nic-vs-tegucigalpa-hon-41.html taken on
May 5, 2013

Image 76. Foreign Relations Ministry. Source: http://www.
skyscrapercity.com/showthread.php?t=471211 taken on May 5,
2013

Image 77. Institute of Social Security. Source: http://
megaconstrucciones.net/?construccion=managua taken on
June 20, 2013

Image 78. Postal Services Institute. Source: http://
megaconstrucciones.net/?construccion=managua taken on
June 20, 2013
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Public Spaces
In terms of the main interventions within the public
space the initiatives of reanimation and regeneration of
existing parks and plazas stands out. There are a number
of on-going project of rehabilitation (see Image 79) and
some of construction of new parks (see Image 81). What
is interesting to mention about a characteristic of the
new parks and plazas constructed is that they all carry a
restriction of time of use (i.e. pedestrian path image 82).
New “public” areas are being continuously fenced off and
therefore close off pedestrian flows going through it.
Other initiatives come in the form of recuperation of the
street as a dynamic public realm. The current government Location of main interventions in Public Spaces
has promoted the prominent use of the Bolivar Avenue,
the busiest axis in the area, to bring the confluence of the
national celebrations such as the “Griteria” and Christmas
(see Image 80).

The Luis Alfonso Velázquez park
is an emblematic example of the
eighties in the capital as it was
constructed under that period as
a children’s park named after of a
boy assassinated by National Guards
during the dictatorship of Somoza.
Even though it has lost area during
the years of stagnated decay, the
park continues to be the only one
of its size within the urban tissue of
Managua.
The remodelation of the Luis Alfonso
Park (see Images 83-86) was
Map 62. Luis Alfonso Velázquez Urban Park Master Plan. Source: Municipality of
Managua, 2012.
realized between 2009-2012.

Image 79. Remodelation of the Central Park. Source: https://
fbcdn-sphotos-c-a.akamaihd.net/hphotos-ak-snc6/179936_1
0152805184575201_292753264_n.jpg

Image 80. New pedestrian axis over the Sandino Avenue.
Taken by the author on December 2012.

Images 83. External facade of the remodelled Luis Alfonso
Park. Taken by the author on December, 2012

Images 84. View on the construction site of the remodelled
Luis Alfonso Park. Taken by the author on December, 2012

Image 81. New parks within the Dupla Sur. Source: taken by
Silvio Balladares for the purposes of this thesis, on May 2013.

Image 82. Pedestrian way Sandino. Remodellation of the
Roosvelt Avenue. Taken by the author on December 2012.

Images 85. View of a basketball court within the remodelled
Luis Alfonso Park. Source: taken by Silvio Balladares for the
purposes of this thesis, on May 2013.

Images 86. Internal view of children playground within
the remodelled Luis Alfonso Park. Source: taken by Silvio
Balladares for the purposes of this thesis, on May 2013.
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Salvador Allende Port
Inaugurated on June 26, 2008, the Puerto Salvador Allende is located in the west side of the lake shore
of the Central Area of Managua. Today, it establishes the only port in the city. The development of the
program and its management is taken forward by Port Enterprise of Nicaragua (EPN).
Today, the port is working on its second phase that includes restaurant areas, port, and recreational
facilities. According to the EPN the envisioned plan though, is to create a public space that contains the
following components (see Map 56):
- A Develop a Boardwalk along and parallel to the coastal zone, creating terraces to the front for the
enjoyment of the landscape that the Lake Managua offers.
- An area that promotes sports exercise, some indoors, and are used for holding sports events local,
national and international.
- Provide an area dedicated to the activities of restaurants and bars in an orderly manner and safety
conditions.

Map 64. Aerial image of the lake shore within the Central Area of 2004. All rights reserved to Google Earth.

- Create an area for running small shops and general stores, which serve to promote commercial
activities
- Allocate an area for investment promotion and development of both hotels, hostels and other types
of accommodation for tourists.
- Create a basic infrastructure to establish a marina that integrates the provision of the required
services, ramp, workshop, garages or parking lots, pier and its corresponding checkpoint.
1 - SALVADOR ALLENDE AREA PORT
2 - AND PARKING AREA SPORTS AREA
3 - AREA RANCHES
4 - WATER PARK
5 - AREA RESTAURANTS AND SHOPS
6 - HOTEL DEVELOPMENT ZONE
7 - AREA FOR MARINE AND EQUIPMENT
8 - PUNTA MANCHESTER
9 - AREA FOR CRAFT BOATS

Map 63. Overview of the plans for the Allende Port. Source: Municipality of Managua 2011.
Source: Retrieved on May 10, 2013, from http://www.epn.com.ni/index.php/puertos/puertos-con-destinos-turisticos/puertosalvador-allende

Map 65. Aerial image of the lake shore within the Central Area of 2013. All rights reserved to Google Earth.

Image 87. View from the internal road of the Allende Port.
Source: taken by Silvio Balladares for the purposes of this
thesis, on May 2013.

Image 88. View from a pedestrian paths and recreational
ranch within the confined areas of the port. Source: taken by
Silvio Balladares for the purposes of this thesis, on May 2013.
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CASE STUDY 1: BARCELONA, SPAIN
Barcelona is now internationally acclaimed for its innovative urban planning. It has survived the
economic, environmental and social changes of the last decades through focusing upon the provision
of knowledge-based and information services to place itself in the forefront of a new urban wave, in
which city planning provides high-quality opportunities for people to live and work. In short, Barcelona
has been transformed into a city that provides a highly impressive urban environment to all who visit it
(http://geographyfieldwork.com/barcelona.htm).
Urban design beginnings
The capital of Catalunya, Barcelona was built on top of a Roman settlement founded in 15 B.C. along the
Mediterranean coast. The city is contained by the Collserola hills and the rivers Llobregat to the south
and Besos to the north. Early Barcelona was a fortified port characterized by narrow winding streets and
alleys (see Image 90).

B. 2

< Image 90. Map of Barcelona in 1719 showing a nice
granuloma-like structure attached to the East wall. Image
from “La ciutat captiva“, Ròmul Brotons, Albertí Editor.
Barcelona 2008.

CASE STUDIES

Image 89. View of the main entrance of the National Theatre. Source: taken by Silvio Balladares for the purposes of this
thesis, on May 2013.

Introduction
Like any other city, Managua has its share of planning, urban design and development challenges.
Although each city has its own unique political, institutional, and cultural landscape, we can learn from
and be inspired by how other cities over time have creatively addressed common issues. These pages
examine the urban design of two cities with a number of relevant urban design approaches which range
from integration of heritage through urban form, to open space allocations that restore social equity and
balance.
The two cities studied are Barcelona and Edinburgh, which were selected from a much larger list of
candidate cities. The criteria for selection was based upon each city’s compatibility with Managua in four
areas:
• Urban form confined by topography and relationship with water
• A grid layout
• Well-established character and identity
Each city is described in terms of its urban design beginnings, a selected point of transition to the
contemporary, and a representation of current conditions. Relevancies for Managua are highlighted at the
end of each section. Each city’s particular attitude to grid, river, and topography underscores the range
of creative approaches Managua may consider when addressing its own unique issues. When appropriate,
strategies that implement particular urban design objectives are also highlighted.
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A huge pentagonal citadel, designed by the Flemish
military engineer Prosper Verboom, was built near
the harbor to dominate the city. The result of Philip
V’s project was to enclose Barcelona in a rigid strait
jacket of stone that prevented any further civic
expansion and industrial development. The walls soon
became the main urban problem of Barcelona, and
the whole military complex remained a hated symbol
of Castilian rule for a long time.

Urban design transition
In 1859, the city began the extension of its street network under the direction of the urban planner
Ildefons Cerdà (see Image 91). The ancient fortifications were removed and replaced with a grid-iron
network of streets and blocks forming districts made up of 20 blocks. A second transformation came
in 1929 with the “Exposicion Universal.” A system of avenues, parks, plazas, and exhibition halls lifted
the status of Barcelona as a prominent industrial centre. By 1980, the historic centre had significant
problems regarding housing and equipment degradation, and, in order to face these problems, policies
of big interventions were implemented, directly focused on the urban sprawl. When necessary, entire
blocks were destroyed and new streets were opened (Busquets, 2004),1 like the “Rambla del Raval”.
Urban design today
In preparation for the 1992 Olympic games, large redevelopment projects transformed the city from an
industrial centre to a cultural centre (see Image 92). Since then, the city has mounted a strategic effort
to provide public space to all of its residents.

Barcelona is now undergoing a third wave of transformation. A high technology zone (22@), hypercommunity (Diagonal Mar), the Universal Forum of Cultures 2004 and a new container port and logistics
park are the key developments, all constructed on coastal brownfield and reclaimed land. Inner city
and peripheral reforms are continuing and, a century on, attention is being refocused on the Eixample
(see Image 91). Many of the residential blocks which have lost their interior open space to industrial
development are seeing a gradual return of communal gardens.

Image 91. Map of the Plan of Barcelona and its surroundings. Project of “Eixample” (expansion) of the
city and its port, by Ildefons Cerda. Taken from www.anycerda.org on the 22nd of April, 2013.

The foundation for Barcelona’s transformation has been the city’s Eixample district, a garden city expansion of
520 street blocks planned as long ago as 1859. Its high quality architecture, egalitarian design and ease of access
have stood the test of time and it provides the model for modern city developments today.2

Image 92. The four Olympic areas: 1. Diagonal; 2. Montjuic; 3. Vila Olimpica; 4.Vall D’Hebron. Adapted
from (Busquets, 2004) taken from http://diposit.ub.edu/dspace/bitstream/2445/17762/12/master_
mariamatos_parte_1.pdf (p14) on the April 22, 2013

The modern transformation of Barcelona began with preparations for the 1992 Olympics. Faced with serious
problems of urban decay in both inner and peripheral districts, planners took a holistic approach and used the
Games as a vehicle for city-wide reforms. Olympic facilities were spread over four neglected urban areas, with

the Olympic Village, developed on abandoned industrial land close to the coast, the best known feature of this
period. The construction of six artificial beaches either side of the Olympic Port has had the most impact and for
the first time in its history, Barcelona has been able to turn and face the sea with pride (geographyfieldwork.com/
barcelona.htm).

Urban design relevancies for the Historical City Core of Managua:
Barcelona uses art, open space, and architecture to strengthen key locations throughout the city in
hopes of reinforcing unique attributes of the community (Managua Plan, 2008). Urban design principles
that support this include:
• Understanding the city as the sum of its neighbourhoods
- Balance individual expression and community
- Equitable allocation of resources
• Understanding the unique urban language of the city and expressing it
• Adaptive reused public buildings to encourage regeneration
• Using public space as a powerful design tool with purpose
- Creates landmarks by placing public art at strategic locations
- Establishes neighbourhood character/identity
- Settles historic debts and influences the urban environment
- Encourages social mixing
- Promotes highest level of design in the most deficient neighbourhoods
One other aspect, besides the general urban design relevancies, that is important to rescue from
Barcelona’s case study is about adding public space design to rain-water drainage infrastructures to
counteract flooding risk. Within the boundaries of the Iberian Peninsula, Catalunya is one of the most
affected areas by floods. In fact, a total of 217 flood events were registered in this region between 1901
and 2000, most of them near the coast. Catalunya, and especially its coast, is particularly vulnerable to
flash-floods. This vulnerability reveals itself from a physical point of view with residential areas built on
floodable land; and from a social point of view by increased population density and lack of information
campaigns related to these risks) (Llasat, et. al., 2008).3
In order to fight against the frequency of floods caused by extreme precipitation events, Barcelona has
prepared itself, in recent years, through a network of large capacity tanks that capture rainwater. The so
called “dipòsits d’aigües pluvials” were built with the primary purpose of water flow control, increasing
regulatory capacity to the drainage system, preventing possible floods during the rainy season and
avoiding water discharges from untreated sewage. These tanks, with a total capacity of approximately
415 000 cubic meters, allow a reduction of the outflow into the sea of hundreds of tones of solid
material suspended in the water every year, by means of the regulation of millions cubic meters of
water. There are plenty of different tank types, but basically they can be divided into: 1) retention basins
in open sky, where there is space available for their deployment, and 2) underground deposits (Matos,
2011).4
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CASE STUDY 2: EDINBURGH, UNITED KINGDOM
At the present time, Barcelona has 11 rainwater-retention tanks in operation, all located in the urban area.
Due to their location in an urban area, and to Barcelona’s tradition of public space quality, most of the
tanks, underground or in open sky, deposits or retention basins, include different kinds of public spaces:
parking lot, plaza, street, garden, park, sports field, lake.
When analysing these public spaces, one of the first identified aspects was the common existence of
mandatory structures (that exist to supply a certain function) that are responsible for the best operation
of the tank’s infrastructure. As long as these structures must be included, design creativity will be
directly allied with the relations between functional and beautiful (Matos, 2011).4
Barcelona’s “dipòsits d’aigües pluvials” (rainwater retention tanks) considers the interrelation between
public space design and rain-water drainage infrastructures that usually work separately. Similarly
there are other projects worldwide that serve as examples towards this symbiosis. For example the
Qunli Stormwater Park in the Heilongjiang Province, China, designed by the Turenscape and Peking
University, Beijing for the Qunli New Town Government. The completely transformed site performs many
functions, including collecting, cleansing, and storing stormwater, and recharging underground aquifers.
The pre-existing wetland habitat has been restored and native biodiversity preserved. Potentially flooding
stormwater now contributes to an environmental amenity in the city. The storm water park has not
only become a popular urban amenity but has also been upgraded to a National Urban Wetland Park
because of its improvement to ecological and biological conditions (see Image 93).

Edinburgh has been the Scottish capital since the 15th century. It has two distinct areas: the Old Town,
dominated by a medieval fortress; and the neoclassical New Town, whose development from the 18th
century onwards had a far-reaching influence on European urban planning. The harmonious juxtaposition
of these two contrasting historic areas, each with many important buildings, is what gives the city its
unique character (whc.unesco.org/en/list/728).
The Old and New Towns of
Edinburgh World Heritage Site
was added to the UNESCO’s list
of World Heritage Sites in 1995.
The World Heritage Committee
stated that the Edinburgh Old
and New Towns “represent a
remarkable blend of two urban
phenomena: organic medieval
growth and 18th and 19th century
town planning”: the Old Town and
the neoclassical New Town.
Image 94. Edinburgh World Heritage Site map. Taken from http://www.ewht.org.uk/
news/67/143/World-Heritage-Site-map on the 23rd of April, 2013.

Edinburgh is a thriving city and one of the UK’s most desirable places to live, work or visit. It attracts
millions of visitors each year, largely because of its distinctive historic character and its world
famous festivals. Recent years have seen the arrival of high- quality shopping, culture and leisure
developments. The city’s success is underpinned by the high quality of its urban environment. This has
resulted from many years of enlightened care and control which has been recognised in the accolade
of inscription on the World Heritage List. This designation is a source of pride for all the people of
Edinburgh, and it offers the opportunity to build on past achievements in the World Heritage Site.
Image 93. A Green Sponge for a Water-Resilient City: Qunli Stormwater Park Haerbin City, Taken from: http://www.asla.
org/2012awards/026.html on 23rd of April, 2013.

1. BUSQUETS, J., (2004). Barcelona: La construción urbanística de una ciudad compacta. Edtion ed. Barcelona:
Ediciones del Serbal.
2. Source retrieved on April 11, 2013, from geographyfieldwork.com/barcelona.htm
3. Llasat-Botija,M., Llasat, M.C., López, L. (2007). Natural Hazards and the press in the western Mediterranean region.
Advances in Geosciences, 12, 81-85.
4. Matos, M., (2011) EL MODELO BARCELONA DE ESPACIO PÚBLICO Y DISEÑO URBANO: Public Space and Flood
Management. Trabajo final para la obtención del grado de Master en Diseño Urbano: Arte, Ciudad, Sociedad.
Universidad de Barcelona.
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Urban design beginnings
The city of Edinburgh originated as a castle town with a fortress located at the top of a hill with the
town down below. The town was built along an east-west axis that terminated at the castle to the west
and the Palace of Holyrood to the east. This medieval Old Town has retained its distinctive pattern of
narrow passageways, known as closes and winds.
Urban design beginnings
The city of Edinburgh originated as a castle town with a fortress located at the top of a hill with the
town down below. The town was built along an east-west axis that terminated at the castle to the west
and the Palace of Holyrood to the east. This medieval Old Town has retained its distinctive pattern of
narrow passageways, known as closes and wynds.

Urban design transition
In 1766 a competition was held to lay out a new town just north of the major axis. James Craig’s
winning design (see Image 95) consisted of a system of elongated blocks nestled within the existing
context. Major axes were designed to place emphasis on monuments and open space. Later additions
did not adhere to the grid structure, but implemented the use of vistas and views inspired by its design.
This New Town is the largest and best preserved example of Georgian town planning in the UK.
Urban design today
Edinburgh has been able to promote its downtown core through festivals, tourism, and business. A strong
commitment toward heritage sites and creative industries has made the city a destination for tourism
and international business.

Image 95. James Craig’s New Town Plan for Edinburgh, 1767.
Taken from www.ewht.org.uk/news/56/143/James-Craig-s-New-TownPlan-1767 on the 23rd of April, 2013.

This map clearly shows the contrasting
street plans of the Old and New Towns >
By 1836 the New Town as we know it today
was almost complete, and the difference
with the Old Town was apparent. The
medieval pattern of closes and wynds on
the Old Town contrasts with the squares
and circuses of the classically inspired New
Town.

Image 96. Kay’s plan for Edinburgh 1836.
Taken from www.ewht.org.uk/news/56/143/James-Craig-s-New-TownPlan-1767 on the 23rd of April, 2013.

The Nor’ Loch is now drained and in its
place you can see Princes Street Gardens,
and the Mound formed from the earth
excavated during the building of the New
Town. Just a few years later this area would
change again, with the building of the
railway and Waverley Station.

Urban design relevancies for the Historical City Core of Managua:
Edinburgh uses its history, topography, and natural amenities as a design tool for organizing space
(Managua Plan, 2008). Key urban design characteristics include:
• Stronger urban space composition over time
- Interplay of castle town and gridiron patterns creates complexity and character
- Grid allows open space to become organizing elements
- Topography is allowed to define the urban form, views, and open space allocation• Leadership that
recognizes design as a mechanism for protecting and promoting the city’s identity
- High standards of construction and design
- Balance between preservation and innovation
• Creative city
- Strong relationship between the university, the city, and the private realm for innovation
- Festivals as activities that shape the city
One thing that is important to stress about is that Edinburgh’s identity stems from the relationship
between its natural and
built form, the configuration of buildings and city structure, the composition of historic buildings and
tenement setting and the contrast
between planned and organic, enclosure and openness. This is why this city is a good case study for
the design proposal of Managua, because the combination of natural and built heritage should not be
lost or weakened. Edinburgh has clear principles that seek to achieve new development which draws
on and interprets the past, although the emphasis is strongly on interpretation, creativity and innovation
rather than prescription and pastiche. The design guidelines listed below were taken from The Edinburgh
Standards for Urban Design approved by The Planning Committee City of Edinburgh Council on August,
2004, and correspond to the ones that were more relevant to this section due to scale.
LOCAL AREA DIMENSION
LIVELY AND ATTRACTIVE LOCAL PLACES
Mixed uses and human scale can give vitality and create attractive places that contribute to
promoting safe and sustainable communities.
REINFORCE LOCAL IDENTITY
Where new development is to be located within a neighbourhood of distinctive spatial structure,
townscape and landscape, the proposal should reinforce the existing character.
MAKE DISTINCTIVE URBAN FORM
Shape distinctive neighbourhoods to create local identity, where the existing development form is
poor or due for regeneration .
MAKE COHERENT LAYOUTS
Provide a clear and coherent spatial structure offering potential for diversity and vitality.
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FINDINGS & RECOMMENDATIONS
STREET & SITE DIMENSION
REINFORCE CHARACTER
Establish key elements to ensure fit with surroundings.
PROMOTE PEDESTRIAN ACCESS
Developments should connect with, extend or improve the local street structure.
VALUE OPEN SPACE
New Development should enhance existing, and provide new open space.
INTEGRATE CAR PARKING
Almost all developments require provision for car parking. This can be catered for in one of three
ways; either, inside the boundary of a development: or outside, usually on street; or underground.
The main consideration is how to integrate parking without allowing it to dominate the development,
the streetscene, or adjacent.
PUBLIC REALM DIMENSION
THE OUTSIDE ROOM THAT EVERYONE
EXPERIENCES
Wherever possible, opportunities should be taken to create new public spaces in association with
development. Their design and management demands as much care and attention as the buildings
which enclose them.
ENCLOSE PUBLIC SPACES
Buildings should give positive definition and enclosure to the shape and function of public space
encouraging a range of activities to take place. Outdoor space and buildings should make direct
contact with each other.
MATERIALS AND STREET FURNITURE IN
THE PUBLIC REALM
Ensure high quality streetscape design, street furniture and materials are used in the renewal/
provision of the public realm. Street furniture should be located sensitively in relation to vistas,
elevations of buildings and should avoid becoming street clutter.
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As anticipated, there is a considerable range of goals, approaches, and strategies to pursue urban form
and design in each city. Despite these unique and context-specific approaches, both cities share broad
attitudes to urban design issues relevant to Managua’s Historical City Core:
• Each city has developed urban design strategies that are integrated with a citywide development
approach.
• The urban design strategies for each city embrace their history and evolution.
• Each city seeks to integrate active uses with function and urban form.
• Each city pays special and increasing attention to adaptability (of urban structures and places).
• There is a broad desire to identify and capitalize on uniqueness.
Recommendations
Each of the above cities has sought in different ways to carefully integrate its urban design with city
policy and development strategies.
Specific considerations such as establishing more creative and recurring uses of Managua’s grid,
creating better waterfront relationships to and across each river bank, promoting civic functions and
events to strategically activate street life, and enhancing existing assets (such as bridges) through
lighting and design should all be pursued.
Appropriate urban design strategies for Managua’s Historical City Core can be better formulated if its
particular uniqueness can be captured and clearly expressed.

Managua’s Municipal
Development Plan
PPOU for the North - central
sector of Managua

Current Conditions
of the Central Area of
Managua

B. 3

Stakeholders
Demands

Criteria

BUILDING UP THE STRATEGY (II)

Solutions
INTEGRATED CONSERVATION APPROACH
The methodology is defined by the same three fold integration approach used in the city scale analysis.
The integration approach is based on the combination of the critical review of the current planning
framework, the current conditions of the urban systems of the city and the stakeholder demands of the
intervened scale towards coming up with criteria and solutions that respond to the context.
Therefore, the contents of this section are:
B.3.1 Review on Problems and Opportunities
B.3.2 Planning Framework Review
B.3.3 Stakeholder demands

Image 97. View of a local road and sidewalk of a neighbourhood after inclusion of new housing areas (to the left). Source:
taken by Silvio Balladares for the purposes of this thesis, on May 2013.

It is important to mention that this integration approach is particular for the case of the Historical Core
of Managua. This particularity is the integrated conservation approach, which aims to link heritage
conservation and local economic development, including spatial approaches for conserving landmarks
and infrastructure, but also to improve the quality of life of the local community as well as creating the
conditions to support job creation and retention. To apply this approach to other emerging centres of the
city, the recognizable uniqueness and assets of each of them should be highlighted towards enhancing
it and defining its consolidation.
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REVIEW ON PROBLEMS AND OPPORTUNITIES
There are many ways in which various layers of information can be combined
to understand Managua’s built and natural environment. When properly prioritized
and graphically clear, these combinations present particular qualitative views
of Managua not otherwise seen through traditional mapping of quantitative data
alone. The findings from the “bundles” of information layers shown in these
pages are:
- The main challenges of for spatial interventions in the Central Area such
as the high risk seismic zone areas, the stagnated decay and slum upgrading
process needed within spontaneous settlements and the uncontrollable and
continuous growth of the Oriental Market (see Map 66).
- The main opportunity areas: The vacant land, the high dynamic and attractive
areas, the scenic value, the green spaces and public parks and plazas and the
lake’s shore, which add to the qualitative value of the area (see Map 67).

Map 66. Problematic overview in the Central Area of Managua. Made by the author
for the purposes of this analysis in March, 2013.
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Map 67. Opportunities overview in the Central Area of Managua. Made by the
author for the purposes of this analysis in March, 2013.

PLANNING FRAMEWORK REVIEW
• Regulation of Gas Stations for the area of the Municipality of Managua.
This section will conduct the evaluation of implemented plans for urban development in the Central
Area of Managua. The objective lies on the comparison of guidelines and vision; towards a subsequent
application level in the design process of Historic Core Area. It will review: (1) the Managua Municipal
Development Plan 2012-2030 and (2) the Partial Plan Urban Planning (PPOU) which takes under its wing
the Master Plan for the Central Area of Managua

(PMAC).
The General Development Plan Managua (PGDM) is not revised in this section although it was used
to make the appropriate assessment in the scale of the city of this thesis, as it defines the general
guidelines applied to the “desired Managua.” Similarly, the PGDM was the basis for the “Managua
Municipal Development Plan 2012-2030”, so the guidelines are consistent with each other. The
evaluation of this plan will have as its main objective to assess the guidelines applicable to the Central
Area of Managua and describe the specific projects that are planned for that area. The PMAC or Central
Area Master Plan, made in the early 1990s, is a plan that was over viewed mostly as an evaluation
exercise, because many parts of it are not applicable due to changes in the area itself. Nonetheless
it remains as a reference model for the development of the area that was applied and updated in the
Partial Plan Urban Planning (PPOU). Thus, the PMAC is included in itself through the critical overview of
the PPOU and the area that encloses the Central Area of Managua: the North-Central area.
In summary, this evaluation focuses on the strategies promoted by the plans for the Central Area
and also those that apply to the area but not specifying its location. This study also was conducted
primarily to test and verify the level of correlation and permission of such plans with the projection to
the Historic Core Area in the recovery as the main urban centre of Managua’s urban structure. Likewise
it is a critical review of the methods of implementation of the plan, and specifies what guidelines
reinforce the objective of this thesis proposal.

The plan had a policy and urban land use control scope. It did not pretend to be a transformation
element of the driving forces of urban development due to its lack of an Investment Plan; this plan was
defined then as a temporal physical ordering instrument for the medium and long terms (1980-2000).
In the mid 80s began a study of urban issues in Managua with a focus on metropolitan level. The result
was the Urban Development Scheme Managua (EDUM) that was published in 1987 by the Ministry of
Housing and Human Settlements (MINVAH) and the Municipality of Managua.
In the early 90s, using as reference the EDUM, the Municipality of Managua began studies for the
development of a General Plan for Urban Development, considering only the urban tissue as study area.
This plan was addressed the reappearance of private investment interest, which had been inexistent for
many years. This interest mainly went towards building residential districts for medium to high income
groups, or people with stable income, for the possibility of home-ownership plans with long-term bank
financing.
In 1999 the beginning of the consultation process for the Municipal Development Plan (PGDM) started
and was concluded and published in the late 2002. The plan developed the Future Vision of the
municipality of Managua and established development guidelines, which were concluded in the
consultation process and which are specified in the definition of the strategic guidelines and objectives,
thus becoming in starting points for local development management and general framework for all
stakeholders based on this vision. This Municipal Development Plan of Managua (2002-2010), represents
a good effort to organize, guide and manage the urban development of the capital on the basis of
natural hazards, geography of the territory, natural resources and institutional capacities to provide basic
services.

Background
In 1973, the Vice Ministry of Urban Planning (VIMPU) and the Municipality of Managua were involved
in the preparation of a General Plan of Urban Development for the city of Managua, in order to guide
the reconstruction of the city after the earthquake that destroyed it in
 1972. The planned studies were
completed in 1982, when the Ministry of Housing and Human Settlements (VIMPU’s successor), enacted
the Regulatory Plan of the Municipality of Managua.
This Regulatory Plan of 1982 was later ratified by the municipal governments in 1991 and 1997. The
Plan, which still remains in force, is based on a target image or physical management model of
the Municipality, which is expressed in zoning and land use (urban and municipal) maps and serves
reference to the four basic rules that constitute the Plan:
• Regulation of Zoning and Land Use for the area of the Municipality of Managua.
• Regulation of Urban Development for the area of the Municipality of Managua.
• Building Permit Regulations for the area of the Municipality of Managua.

In the year 2000, the Municipality of Managua, through the Directorate of Urbanism identified four
sectors of the city, where the existing zoning should be updated, taking into account the gap of urban
regulations set out in the Regulatory Plan 1982. These are the Urban Planning Partial Plans (PPOU) of
the North-Central, South-West and East sectors, resuming within them the partial plan of the Central
Area of Managua (PMAC).
In November 2011, the Managua Municipal Development Plan 2012-2030 was published and elaborated
by the Municipality of Managua. This development plan has an with institutional emphasis and its
mission, vision and motion programs are designed and organized to manage four municipal periods:
(2013 - 2016), (2017 - 2020), (2021 - 2024) and (2025 - 2028); To cover the short, medium and long
term. This plan promotes and establishes development proposals in six different areas: (1) Environment
and Planning, (2) Transportation and Infrastructure, (3) Equipment and Municipal Services, (4) Social (5)
Local economy, and (6) Institutional Strengthening.
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Managua Municipal Development Plan 2012-2030, with institutional emphasis.
Municipality of Managua, November 2011.
The Development Plan’s mission, vision and motion programs and projects are designed and organized
to manage four municipal periods of four years each. And complies with programs and projects
organized in the short, medium and long term, which will facilitate management evaluation of results
achieved in each period and the actions that could need reorientation. With the interaction and impact of
services, this plan aims to help improve the living conditions of the population of the municipality, with
special emphasis on sectors that are socially and economically vulnerable. Similarly, the Plan takes
up the axes defined in the “National Human Development Plan” to help create synergy and coordinated
actions from the local scale to the central government’s strategies and programs.
For purposes of this thesis, within the Municipal Development Plan, there are two strategic guidelines
that share the main areas of competence of the proposed regeneration of the Historical Core Area of
Managua and its Central Area context. Such guidelines are:
1. The development of a social, historical, cultural and sports management genre, aiming to
organize social and cultural programs in the areas of social welfare, cultural identity, population
dynamics, the restoration of the right to education, sport management, gender equality,
environment and heritage.
2. The care of the environment and urban development after through environmental, education,
preservation, conservation, management, territorial environmental sustainability and risk
management programs. The objective is to promote urban and rural development with an efficient
and effective land use planning, as well as providing a definition, image protection and urban
heritage of the city, including the risk variable for disaster prevention.
This plan promotes and establishes development proposals in six different areas: (1) Environment and
Planning, (2) Transportation and Infrastructure, (3) Equipment and Municipal Services, (4) Social (5)
Local Economy, and (6) Institutional Strengthening. Each area was studied and information was critically
picked out that related to the area or could serve as theoretical underpinning of regulatory value for
this thesis’ proposal.
(1) Environment and Planning
In the field of Environment and Planning, the 2012-2030 Plan of Managua, takes the vision of PGDM
2010, where the vision of Managua is based on the densification of the urban fabric articulating
existing urban structure from its sub-metropolitan centre and other city centres. Likewise it displays
the preservation of natural environments and strengthens existing collective urban transport (TUC).
In this view, the historic centre of Managua, is revitalized and acts as a metropolitan centre where
existing residential areas are renewed with the construction of vertical multifamily buildings. Similarly
in this sub-metropolitan centre and city centre, multipurpose buildings (offices, commercial and social
services) are built.
Around the trend of Occupation and Land Use of Managua a very important action conducted under
the direction of the Plan is the promotion of citizen participation at the neighbourhood scale and the
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decentralization of services around the district delegations. This will enhance the strengthening of bonds
and communication, and reduce the time frame ability to respond. Therefore, projected in the Central
Area of Managua it will provide greater disclosure of plans and planning regulations, which strengthens
urban education by creating awareness among citizens and thus reducing urban and environmental
vulnerability.
Accordingly to the plan projects have been developed in areas with compatible land use, contributing
to the consolidation process of the urban tissue and in turn to the sub-areas of the district centres
with areas of urban facilities and recreational areas. Although the plan does not specify where these
consolidation projects have been developed, this guideline is consistent with the objective of initiating
urban environmental studies and urban renewal proposals that contribute to reverse the poverty and
social vulnerability in marginal neighbourhoods by improving the conditions of environmental, housing
and socioeconomic degradation.
In terms of housing in the area, it is beneficial that today there is a particular interest of the Municipal
and Central Government’s to develop a new management model to prevent, safeguard and ensure the
common good of the families living in areas vulnerable to flooding and landslides. The most vulnerable
areas to flooding, are located mainly in the coastal area of Lake Managua and right of ways of channels,
due to the emergence of spontaneous settlements (squatters) without regulation and control by the
municipality, which lack adequate infrastructure. So, in the Central Area there are a number of people in
need of immediate relocation on the shores of the lake. Relocation tends to be one of the two solutions
to help families at risk, the other being the implementation of actions that prevent the resettlement of
families in vulnerable areas. However, these actions are not specified in the plan but the new housing
development areas will be presented in later sections of this paper.

Map 68. Wasteland areas within the city limits. Elaborated by the Municipality of Managua, within the
framework of the Managua Municipal Development Plan 2012-2030.

In terms of potential areas for urbanization, this plan specifies wasteland areas within the city limits
(see Map 68). These areas will be subject to intervention through urban densification strategies that
encourage multifamily building as pilot projects in each of the districts of the municipality. However,
none of these not vacant areas are seemingly located with the boundaries of the central area of 
Managua. In the analysis made in the Central Area for this thesis, this information is corroborated. In this
analysis, also areas that are vulnerable do to overcrowding and subutilized area due to low density are
included to sum up the potential areas for redevelopment.
In environmental terms, within the Central Area one of the three protected areas of Managua is located:
the Tiscapa Lagoon. The Tiscapa Lagoon is for the city of Managua, and the country, an important
tourist, cultural spot as well as an urban landmark of the city; with the potential of becoming a water
reservoir for human consumption. However, in the lagoon there has been continuous discharge of storm
water flowing through the water streams that come from the region Jocote Dulce and Las Viudas. This
discharge passes through the city of Managua, dragging sediments and solid waste deposited in the
channels by the people. Thus, polluting the lagoons superficial water structure and affecting wildlife and
consequently also the cityscape.
Map 69. Managua’s geological faults and volcanic centres. Elaborated by the Nicaraguan Institute
of Territorial Studies in 2000. Taken from: http://webserver2.ineter.gob.ni/geofisica/sis/proyectos/
micromana/anexos.html on April 15th, 2013.

The Central Government at the beginning of 2011, implemented a risk prevention plan that included
the demolition of the buildings in ruins of the Old Managua. For this purpose they built 250 houses
for the families who lived there, providing welfare and better living conditions, as these families lived
in a vulnerable situation and epidemiological seismic. This process was done in coordination with the
Municipal Government and citizen participation.

Image 98. Tiscapa Lagoon and in the horizon the touristic/recreational park of Loma de
Tiscapa. Image taken by the author on July of 2009.

Today, the Tiscapa Lagoon is listed as the only protected area in which the municipality has had a
constant impact on the protection of its water surface through water treatment with microorganisms
and efficient construction retentions to avoid the sediments to enter from the channels that drain
into the lagoon. Alongside these physical interventions, environmental education campaigns are being
implemented to raise awareness of the need to preserve and conserve the protected area with citizen
participation.
The Tiscapa Lagoon and its crater is also recognized because of the geological fault it forms (see
Image 98). This seismic fault, called Fault Tiscapa, directly affects all the Central Area and consists of
two active faults that form a Graven.

For the first chapter of Environment and Planning the Managua Municipal Development Plan 20122030 there is a description of the proposed management plans, programs and projects to contribute to
building our dream Managua. Within these projects there are some that are specific for the Central Area
and others that are general in their locations but correspond with guidelines for the study area. These
programs with their correspondent projects, per component, are listed below.
Urban Development component:
a. Program of the Revitalization of the coastal shore of the Lake Managua.
- Project 1: Recuperation of the urban identity through the improvement of the scenic quality
of the lake and the city of Managua. This project has an estimated cost of three million
US dollars and is due to be elaborated between 2013 - 2024 with the cooperation of the
Municipality of Managua, the Central Government and External Cooperation.
- Project 2: Extension of the Salvador Allende Port in the coast of Lake Managua. This project
has an estimated cost of five million US dollars and is due to be elaborated between 2013
- 2020 with the cooperation of the Municipality of Managua, the Central Government and
External Cooperation.
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- Project 3: Construction of the Coastal Drive and Open Public Spaces in the coastal area of
the lake Managua. This project has an estimated cost of seven million US dollars and is due to
be elaborated between 2017 - 2028 with the cooperation of the Municipality of Managua and
the Central Government.
b. Program of the Revitalization of the Central Area of Managua,
- Project 1: Construction of bicycle and pedestrian paths in the Central Area. This project has
an estimated cost of one million US dollars and is due to be elaborated between 2013 - 2024
with the cooperation of the Municipality of Managua and External Cooperation.
- Project 2: Rehabilitation of the Metropolitan Centre, stimulating public - private investment.
This project has an estimated cost of ten million US dollars and is due to be elaborated
between 2013 - 2024 with the cooperation of the Municipality of Managua, the Central
Government and External Cooperation.
- Project 3: Construction of the Municipal Palace. This project has an estimated cost of five
and a half million US dollars and is due to be elaborated between 2013 - 2020 with the
cooperation of the Municipality of Managua and the External Cooperation.
c. Program of the Urban Renovation.
- Project 1: Urban Renovation in Spontaneous Settlements in the Municipality of Managua. This
project has an estimated cost of fifty million US dollars and is due to be elaborated between
2013 - 2028 with the cooperation of the Municipality of Managua, the Central Government and
External Cooperation.
- Project 2: Development of Multifamily housing units to densify urban areas. This project
has an estimated cost of twenty million US dollars and is due to be elaborated between
2013 - 2028 with the cooperation of the Municipality of Managua, the Central Government and
External Cooperation.

Environmental component:
a. Program of the management of the Basins II and III of the Municipality of Managua (see Map 63).
- Project: Environmental study of the sub-basin II of the South Basin of the Lake Managua. This
project has an estimated cost of one million US dollars and is due to be elaborated between
2012 - 2028 with the cooperation of the Municipality of Managua, the Central Government and
External Cooperation.
b. Program of conservation and protection of reservoir areas of the Municipality of Managua.
- Project: Cleaning and dredging of the Tiscapa Lagoon. This project has an estimated cost
of fifteen million US dollars and is due to be elaborated between 2017 - 2024 with the
cooperation of the Municipality of Managua, the Central Government and External Cooperation.
c. Program of municipal eco-tourism.
- Project: Construction of a eco-touristic complex in the Tiscapa Lagoon. This project has an
estimated cost of ten million US dollars and is due to be elaborated between 2017 - 2028
with the cooperation of the Municipality of Managua, the Central Government and External
Cooperation.
(2) Transportation and Infrastructure
The Municipality’s infrastructure consists of drinking water, sewerage, electricity, telecommunications,
roads and storm water drainage networks. The road and water drainage networks are direct responsibility
of the Municipality, in terms of implementation of actions and maintenance. As for networking, the
municipality is responsible for implementing investment policies and coordinate with the responsible
institutions their improvement, expansion and maintenance. During the rainy season it is evident that the
hydraulic sections of the existing water stream channels are insufficient due the heavy rainfall product
of climate change and indiscriminate tree felling. Added to this, the obstruction of sediment and solid
waste hauling causes major flooding in low areas like the Central Area of Managua. To strengthen the
storm sewer system, the Municipality of Managua has developed a series of hydraulic works in different
parts of the middle and upper areas of the southern basin of Lake Managua, in order to slow down and
control the flow of water storm.
In terms of the road networks, in 1999, the Comprehensive Plan Transportation and Highways of the
Municipality of Managua (PITRAVI) was drafted with funding from the Government of Japan. This
comprehensive plan has a horizon of 20 years, giving guidelines and actions to be taken in the short,
medium and long term for the Municipality’s roads and transportation systems.
In terms of sewage networks two wastewater treatment for the remediation of Lake Managua have
already been constructed. Additionally, also a primary collector to drive the existing drainage network to
the treatment plants has been constructed. The Central Government, in coordination with the Municipal
Government are pursuing the Water and Sanitation Project in the Greater Managua (PRASMA).

Map 70. South Basin of the Lake Managua and the delimitation of the sub-basins. Elaborated by
the Municipality of Managua, within the framework of the Managua Municipal Development Plan
2012-2030.
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For this second chapter, of the Managua Municipal Development Plan 2012-2030 on Transportation and
Infrastructure, there is also a description of proposed management plans, programs and projects. Within
these project there are some that are specific for the Central Area and others that are general in their
locations but correspond with guidelines for the study area. These programs with their correspondent
projects, per component, are listed below.

Road network component:
a. Program of Expansion of the main road network of the city of Managua.
- Project 1: Construction of the coastal drive (Lake Managua). This project has an estimated
cost of nine million US dollars and is due to be elaborated between 2025 - 2028 with the
cooperation of the Municipality of Managua, the Central Government and External Cooperation.
- Project 2: Construction of the 25th street from the Bolivar Avenue to the Masaya Highway.
This project has an estimated cost of eight million US dollars and is due to be elaborated
between 2013 - 2020 with the cooperation of the Municipality of Managua.
b. Program of Improvement of main road intersections.
- Project: Construction of road overpassing in different points of the city (Central Area:
Intersection of the Military Hospital). This project has an estimated cost of forty million
US dollars and is due to be elaborated between 2017 - 2028 with the cooperation of the
Municipality of Managua, the Central Government and External Cooperation.
Transportation component:
Program of Reorganizing and modernizing the public transportation system.
- Project 1: Construction exclusive lanes for the urban transportation system in main roads.
This project has an estimated cost of eight million US dollars and is due to be elaborated
between 2021 - 2028 with the cooperation of the Municipality of Managua, the Central
Government and External Cooperation.
- Project 2: Construction of bicycle paths along main roads (see Map 71). This project has an
estimated cost of twenty million US dollars and is due to be elaborated between 2021 - 2028
with the cooperation of the Municipality of Managua, the Central Government and External
Cooperation.

(3) Facilities and Municipal Services
The Managua Municipal Development Plan 2012-2030 foresees that the efforts to develop Managua and
improve its urban image, will be effective through promoting changes in public awareness with a social
vision to promote holistic and comprehensive education with high levels civic and cultural levels. In
essence to change the current reality of an anarchic city to one of a city of culture. The new citizen
must be organized in all areas of society and be sensitized to the problems and new challenges of
today’s society. This all is taking place with the organization of Citizen Power groups. These groups
are agglomeration of citizens that are organized around the idea to share responsibility between the
community and the municipality for the care and protection of the assets and prosperity of Managua.
On this chapter what was important to mention was in terms of Municipal Services, for instance parks.
The Central Area of Managua is well known for its public spaces network located in vulnerable seismic
areas to prevent the construction as well as to provide the city’s population with recreational areas as
well as landmarks and monuments that remembrance important historic moments and characters. All
in all the municipality of Managua has 186 parks, divided into two (2) urban parks, one (1) park district,
twelve (12) neighbourhood parks, forty-one (41) residential parks and seventy-four (74) playgrounds,
distributed throughout the territory. Nonetheless, thanks to the amount of parks and plaza-parks in the
Central Area one can see the difference in public space location and coverage with the other 3 districts
not sheltering the study area (see Map 72).

Map 72. Classification and typology of parks per district.. Elaborated by the author, with information
provided in chapter 3 of the Managua Municipal Development Plan 2012-2030.

Map 71. Map of the proposal of cycling routes in Managua and Ciudad Sandino. Elaborated in 2006 within
the framework of the Metrovía Project.

In the last decade, the deficit of parks has increased due to population growth as well as disorganized
urban growth. The emergence of spontaneous settlements and the encroachment of existing communal
areas for housing, are pressing problems that lurk open public spaces. These processes disrespect the
urban policy, without considering recreational areas, using them for other purposes.
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Within the urban fabric of Managua there are five constituted public cemeteries, administered by the
district delegations. Within the Central Area is located the cemetery of “San Pedro”. This cemetery dates
from 1866 and has an area of 10,000 sqm, It is currently closed and belongs to the historical heritage
of Managua.
One of the shared problems identified by this Plan and the analysis made of the study area is the
increasing disorganized and informal growth of the Oriental Market, located on the southeast of the
Central Area. It is the largest market in the city and in Central America exceeding its design, equipment
and infrastructure capacity, with a predominance of horizontal growth disorder. This growth has been
transforming and absorbing surrounding residential areas in informal trading areas. This has led to
the deterioration of the urban image and also contributed with an increasing level of insecurity by not
having a planned structure of access roads, creating difficulties for a timely response to an emergency
due to natural or induced disasters. To counteract this problem, the municipality has executed projects
to encourage order within its structure. Some projects include the paving of streets, sidewalks,
gutters and storm drains, as well as the reconstruction of two sheds in the meat and dairy area and
construction of a new warehouse in the area of perishables.

And as part of the restoration of rights of
the children of traders, a couple of child care centres and a library were developed.
Within the projects of this topic there are some that are specific for the Central Area and others that are
general in their locations but correspond with guidelines for the study area:

(4) Social scope
The Central Government’s social strategy is aimed at poverty reduction and human development, seeking
to contribute to the welfare of families. The aim evolves towards the Municipal Government with the
necessity to strengthen the social action to contribute to it. This means to contribute to the restoration
of the rights of the people, accompanied with greater emphasis on those who are in a position of
vulnerability to lead them to a state of dignity.
At present, different programs are promoted, such as: preventive health promotion “(Clean Neighbourhood,
Healthy Neighbourhood” program); Development of non - formal education aimed at children,
adolescents, youth and family; Elderly care (Program “Alma Solidaria”); Recreation, culture and sports
programs towards improving the quality of life of the population in the municipality.
Culture and sport
The Central Government in coordination with the Municipal Government initiated the rescue of Cultural
Heritage, Libraries, Museums and Historic Sites, as well as the protection of archaeological, linguistic and
artistic values. Meanwhile the municipality, pursuant to the Municipal Act, supports programs and projects
that the National Institutes of Culture and Sport propose, being these the official institutes responsible for
national culture and sports development.

Recreational and Sport Facilities component:
a. Program of Modernization, extension and maintenance of recreational, sports and public spaces.
- Project 1: National Park “Happy Childhood”. This project has an estimated cost of three million
US dollars and is due to be elaborated between 2017 - 2028 with the cooperation of the
Municipality of Managua, the Central Government and External Cooperation.
- Project 2: Sport citadel “Alexis Argüello” ( in the stadium’s perimeter) with an estimated cost
of four million US dollars. Due to be elaborated between 2021 - 2024 with the cooperation of
the Municipality of Managua, the Central Government and External Cooperation.

Organization and Citizen Participation
Correspondingly to the Central Government’s policies, the municipality promotes citizen organization
and participation, as a key component of the new model of Municipal Management, crucial for the
welfare of the people. In Managua, there are already some population groups organized, such as: Citizen
Power Cabinets, Sandinista youth organizations, environmental groups, sports and cultural movements,
among others. To increase spontaneous and progressive participation levels in the community tasks it
is necessary to achieve a social work synergy based on inclusion, building and strengthening potentials.
This it is necessary to continue with the programs addressed to children, women, youth, the elderly, and
persons with disabilities.

Cultural component:
Program of Promotion of culture and restitution of values.
- Project 1: National Culture complex “El Güegüense”. This project has an estimated cost of five
million US dollars and is due to be elaborated between 2025 - 2028 with the cooperation of
the Municipality of Managua, the Central Government and External Cooperation.
- Project 2: Restoration, maintenance and protection of the historical monuments of Managua
with an estimated cost of two hundred thousand US dollars. Due to be elaborated between
2021 - 2024 with the cooperation of the Municipality of Managua, the Central Government and
External Cooperation.
- Project 3: Plazas and pedestrian pathways with an estimated cost of five hundred thousand
US dollars. Due to be elaborated between 2013 - 2028 by the Municipality of Managua.
- Project 4: Construction of the Municipal Palace “Real Villa Santiago de Managua”. This
project has an estimated cost of six million US dollars and is due to be elaborated between
2017 - 2024 with the cooperation of the Municipality of Managua, the Central Government and
External Cooperation.

In the social area there are _ main programs that include strategic projects with correlation to the
Central Area of the city. These programs with their correspondent projects, per component, are listed
below.
a. Program for Integral Education.
- Project 1: Environmental education campaigns. This project has an estimated cost of three and
a half million US dollars and is due to be elaborated between 2013 - 2028 with the cooperation
of the Municipality of Managua, the Central Government and External Cooperation.
- Project 2: Vocational training for human development. This project has an estimated cost
of eighteen million US dollars and is due to be elaborated between 2013 - 2028 with the
cooperation of the Municipality of Managua and External Cooperation.
b. Program Health for everyone.
- Project: Clean, safe and healthy neighbourhood. This project has an estimated cost of two
million US dollars and is due to be elaborated between 2013 - 2028 with the cooperation of the
Municipality of Managua and the Central Government.
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c. Program for cultural and artistic development.
- Project 1: Rescue of cultural, archeological and historical sites. This project has an estimated
cost of four and a half million US dollars and is due to be elaborated between 2017 - 2028
with the cooperation of the Municipality of Managua and the Central Government.
- Project 2: Construction of the Palace of Culture to promote cultural activities. This project
has an estimated cost of three million US dollars and is due to be elaborated between 2021 2028 with the cooperation of the Municipality of Managua, the Central Government and External
Cooperation.
(5) Local Economy
Nicaragua’s national economy has good short-term forecasts for recovery, thereby making possible
the development of local economies, mainly in Managua due to its geographical position as the main
node of north-south connectivity and as the most important centre of consumption, main market of
and with the best national infrastructure. At the municipal level, the Municipality of Managua affects the
socioeconomic development of the territory. The financial resources for the exercise of these powers
come from revenues, central government transfers resources from foreign aid.
In terms of tourism, the Municipality has valuable natural and cultural resources, modern structures,
malls and conditions for nightlife activity. In the Central Area or the “old Managua” there are and
agglomeration of important touristic sites such as the Old Cathedral, the Palace of Culture and Rubén
Darío theatre. According to the Institute of Tourism (INTUR), Managua attracts 19.2% of tourists, making
it the second most visited city by international tourists. For this reason INTUR in coordination with
the Municipality of Managua and private investors, are planning to establish four touristic routes: (1)
the Historical Heritage route, (2) The route of Gastronomy, (3) the crater lakes routes (Tiscapa, Nejapa
and Asososca) and (4) the route of centennial trees. Also there will be touristic promotion of the old
Cathedral, the Metropolitan Cathedral, the Salvador Allende port, the Museum of Acahualinca with
precolombian remains, the National Palace of Culture, Lake Managua and the Ruben Dario National
Theater.

study are of the Central Area of Managua are described below.
Local economy component:
a. Program of Support of national and international investment.
- Project: Rescue and reactivation of the Historical Centre of the city. This project has an
estimated cost of ten million US dollars and is due to be elaborated between 2017 - 2028 by
the Municipality of Managua.
b. Program of Promotion of local tourism.
- Project 1: Establishment of touristic routes. This project has an estimated cost of twenty
thousand US dollars and is due to be elaborated between 2013 - 2020 with the cooperation of
the Municipality of Managua, the Central Government and External Cooperation.
- Project 2: Biologic and infrastructure works in reservoir areas for their preservation and
touristic exploitation. This project has an estimated cost of six million US dollars and is due to
be elaborated between 2013 - 2028 with the cooperation of the Municipality of Managua, the
Central Government and External Cooperation.
(6) Institutional Strengthening
The organisational structure of the Municipality is now focused on a new vision of local management
that consists of: the City Council, the Superior Directory, the Substantive Bodies of Government, the
Territorial Level divided into seven districts and the Affiliated Companies.
This vision has a permanent modernization process always in accordance with the Municipalities Act
and has led to significant progress in the decentralization of the territory into its districts, with an
effective and efficient management projecting a good image of municipal management to the citizens.

The strategies for promoting local economy expressed in the Municipal Development Plan 2012-2030 for
Managua are as follows:
- Definition and implementation of a municipal policy to promote and support small-scale business
sector
- Support for the certification of products from micro and small enterprises
- Improve and promote the city as a quality tourist destination
- Promote the dissemination of the law of tourism investment incentives
- Establish programs and tourism projects in partnership with the Central Government, private sector and
international organizations.
In this Municipal Development Plan there are some projects proposed to strengthen the growth of the
local economy with the participation of all citizens, by promoting tourism and rescuing our cultural
heritage and strengthening trade and service. The programs and correspondent projects relevant for the

Map 73. The Municipality of Managua and its seven districts. Elaborated by the author.
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Another achievements is the realization of the municipal and district councils enabling harmonious
and participatory management of community organizations. Here, management leads to the change in
construction of municipal processes with clear a vision of promoting citizen participation. Therefore the
institution is in a favourable position to optimise the delivery of services to the population, thus fulfilling
its mandate and mission.

Partial Plan Urban Planning (PPOU) for the North - central sector of Managua.
Municipality of Managua, November 2000.
The process of urbanization in the city of Managua in recent years has marked a sharp increase in
certain sectors of it. From this process, the Municipality of Managua, through the Directory of Urbanism
identified three main sectors of the city, where the existing zoning should be updated, taking into
account the gap of urban regulations set out in the Regulatory Plan 1982. The sectors are:

In order to have an economic outlook for 2030 projections of ordinary and extraordinary revenues
were made, considering the historical behaviour of recent years. For the ordinary revenues a moderated
growth of 6% is estimated. For extraordinary revenues a 10% growth was projected annually, including
transfers from the Central Government stipulated in the Municipal Act 466 and external cooperation
funds. The percentage of distribution of the total funds raised are allocated as follows: 54% investment
in infrastructure and human development investments, and 3% in human development investments.
In the field of Institutional and Financial Management the main project identified is the construction
of the physical facilities of the new City Hall to improve working conditions and internal functional
relationships of the municipality, as well as to raise the modernization of the local government and
administrative levels. The construction of this Municipal Palace will have 1,764,304 beneficiaries and
has an estimated cost of five million US dollars and is due to be realized between 2017 - 2028 with
financial cooperation of the Municipality of Managua and External Cooperation.

Map 74. Sectors of the Partial Plan Urban Planning (PPOU). Elaborated by the author.

EASTERN SECTOR
Urban sector characterized by a high percentage of spontaneous (squatter) settlements as for
limitations for their development by: strong height restrictions due to the closeness to the National
Airport; existence of the water aquifer; presence of active faults; and water streams and channels.
SOUTH - WESTERN SECTOR
The South Western Sector is characterized by containing a high percentage of spontaneous (squatter)
settlements and private housing condominiums in unsuitable areas for housing development by the
presence physical - natural of constraints, natural reservoir and protection of water erosion areas.
This sector is also characterized by the proliferation of commercial, financial and hotel investments in
residential and retail trade sectors throughout its main axes.
NOR-CENTRAL SECTOR:
The Partial Plan Urban Planning that will be presented in this study is called North-Central Sector,
which is characterized by high natural physical restrictions by the presence of active faults as well
as the coast of Lake Managua, the Natural Parks of the Tiscapa and Asososca lagoons. Important
to describe for the purposes of this thesis is that this sector frames the Central Area as a special
care area (see Map 7). The plan of this sector includes the review and update of the Master Plan and
Regulations of the Central Area made in 1994 by the Municipality of Managua and the Directory of
Urbanism. The goals of this sector’s partial plan are as follows:
a. Control and regulate physical growth
b. Determine the urban structure (Zoning, Land Use and Road System) according to trends,
potentials and constraints offered by the Sector.
c. Establish planning rules to regulate the new industry developments.
d. Improve the Sector’s urban image.
e. To contribute to the regulation of growth and investment in the city of Managua.
- 104 -

General information of the North Central Sector
The Urban Sector North Central of Managua, consists of the full extension of the 2nd and 4th district
and the northern part of the 1st district of the Municipality of Managua (see Map 75). It is located
geographically in the northern and central part of the city of Managua and its the most representative
area of the
 old centre of the capital, with distinctly urban features and a lack of county or rural areas.
The urban structure reaches high levels of development and maximum coverage in its growth, so it is
considered a consolidated area. Its boundaries are: (1) North: Lake Managua; (2) South: Districts 3, 5 and
inside District 1 the Bolivar Avenue, Benjamín Zeledón arterie, the highway to Masaya and the Juan Pablo
II arterie; (3) East: districts 6 and 7; and (4) West: Municipality of Ciudad Sandino.
Within this area, shared by the three delegations, is located the Central Area (see Map 75), which was
the subject of study of the Master Plan (PMAC) and its regulation in 1994. The Central Area covers an
area of 590
 hectares of which, in the time of the elaboration of the PMAC, 138 corresponded to vacant
lots that, 39 hectares of coastline and 16 acres of the Tiscapa lagoon. Today, most of the vacant land
identified in that period is now occupied with spontaneous settlements, increasing the prevalence of
substandard housing in the area.

The PMAC is a development model for the Central Area that includes an urban concept, zoning and
objective image of what was once the vibrant centre of Managua. The same proposal includes a
development strategy, strategic projects and urban accompany its rules and the draft of the Land Policy.
Note that the PMAC glimpses the need for the Central Area to become the main centre of Managua
and at the same time a metropolitan centre of for the Municipality. This main centre of Managua
was designed based on land use, urban cores, residential areas, scenic characteristics, seismic faults,
road network, technical infrastructure, the ruins of the 1972 earthquake and historical elements as
determinant elements.
One important thing to mention is that the proposal of this thesis, takes under its wing the seismic
zoning elaborated in the framework of the PMAC (see map 76). This geological study conducted in
period between 1972 and 1993 was carried out based on field studies with the aim of establishing
a regulatory instrument to collect: (1) the location of seismic faults, (2) the types of seismic risks
depending on the geological conditions; and (3) geological criteria that determine land use in the
Central Area.

Map 75. Location in the urban tissue boundaries of Managua, with its district division, of the North Central Sector defined for the Partial Plan of Urban
Planning (PPOU). Beside it is the location of the Central Area with the subdivision of districts that conform it. Elaborated by the author.

Map 76. Land use zonfication and seismic zoning of the Central Area. Elaborated by the Municipality of Managua
and the Directory of Urbanism under the framework of the Master Plan of the Central Area (PMAC), 1994.

Fundamentals of the Plan
The Urban Planning Partial Plan of the North Central Sector is based on the use of urban, environmental
and urban image elements as well its potentials and limitations. All this according to the physical
boundaries of the Plan’s area, natural physical characteristics of the sector and the existence of laws
and regulations in force. These fundamentals are derived from the results of the urban, socioeconomic,
environmental and landscape analysis, which were the determinants for the concept and organization of
the proposal. Such determinants were the following:

• Zoning and Land Use
• Road System
• Urban Image
• Spontaneous Settlements Care
• Objective Image
• Urban Interventions
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The proposals for Zoning and Land Use, Road Network, the components that make up the Urban Image,
and of the Urban Interventions designed for the short, medium and long terms are based on the
following criteria:
- The proposed zoning and land use defined by Central Area Master Plan (PMAC), incorporated in
the limits of the sector in study.
- The definition of a Metropolitan Centre Guiding Principle linked to the historic centre of the city of
Managua; four district centres spread evenly across the sector; three axis of trade and services at
city level; and four axis mixed with housing and services.
- The definition of current trends and land use, that could establish changes of land use in the
areas of the Regulatory Plan and the Regulations of the Central Area.
- The use of potentialities and physical - natural or artificial restraints that determine the areas to
be protected; mainly in relation to the active seismic faults, the geomorphological conditions and
green areas.
- The incorporation of areas where conditions are suitable for consolidation, growth and urban
development, taking into account the high urban saturation of the sector.
- Use the guidelines of the proposed Urban Development Plan (1998-2015) and the Municipal
Development Plan (2000-2010).
- The incorporation of the Guidelines of the Master Plan of Roads and Transport for the Municipality
of Managua of December 1998.
- Use the guidelines of the Municipal Ordinance No. 07-98 and Decree 903 (Expropriation Act of
Premises of the Vacant land in the Urban Core of the Centre of the city of Managua) that covers
both human settlements in the central area as of all districts, as established in both regulations.
- The consolidation, renovation and / or densification of existing residential areas, contemplating the
establishment of a policy of management and use of uncultivated areas and densification in height.
- Recovery, treatment and reforesting of the protected areas of lakes, ponds, hills and hills inserted
within the natural morphology of the sector.
- The implementation of special programs for urban renewal that takes care of human settlements,
mainly those located in ruins, lake shores, earthquake faults and invading the flood easements
(existing and planned) and channels, towards improving their living conditions.
- The incorporation of urban cores, historical elements, landscape and scenic values that are part
of the current urban image; this towards revaluating the sector and urban renewal to be covered by
the Objective Image projected to 2015.
- The use of the Zoning and Land Use proposals of the Partial Plan of the Urban Sub - Centre
Ruben Dario.
Zoning and Land Use
In the definition of the Zoning and Land Use of the North Central Sector (see Map 77) the main
regulations were established for the proper use and occupation of land in urban areas. These regulations
take into account the most relevant factors of the urban structure of the city and the industry, such as
axes and development centres, services axis, mix-use areas, protection zones or nature reservoirs and
housing areas with various densities.
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As mentioned before, the representative uses of the Central Area are also taken into consideration as a
part of a Development Axis that is of structural importance to the sector and the city in general. These
uses in the Central Area will join the spatial organization of the functions of the New Modern City Centre
as a continuation of the Historical Centre. On the other hand, the proposed uses as corridors and axis
are ratified as Corridors and Axis of Activities of the Partial Plans of the Sub-Centre “Rubén Darío” and
the Eastern Sector of the city (Commercial Corridors and Mixed use of Housing and Services).

Map 77. Zoning of land uses proposal in the PPOU for the North-Central sector. Elaborated by the Municipality of Managua
through the Directory of Urbanism, November 2000.

Land use zoning of the Central Area
This plan conducted a review and update of the Land Use Zoning retaking the proposed Regulation of
Central Managua, under the Central Area Master Plan (PMAC). This Regulation contains the relevant rules
to the Plan and became the basis of the following proposed zoning. Also, part of the fundamental of the
zoning for this area was the current trend of land use and development orientation of this area governed
by the regulation. In total 21 zones were obtained, namely:
RECREATION AREA (Rac 1/2):
This is an area that encompasses the development of places for recreation in natural environments
equipped with various facilities and amenities. Comprising a total of 109.70 hectares it has the
predominant use intended for outdoor recreation, assigning 90% of its use, and a secondary for
food service and other incidental, with 10% of its area. Two zones in the recreation area were
distinguished to develop:
1 - Rac: The Coast of Lake Managua, with 61.5ha.
2 - Rac 2: The Hillside (Loma) as well as the Tiscapa Lagoon itself, with 48.2ha.
MIXED - USE AREA OF HOUSING AND SERVICES (Mvs 1/2):
It is up a total area of 103.20 hectares. Clumps sites that combine housing and service activities,
so that there is a transition between residential areas and the sites of greatest concentration of
city-level activities, promoting housing height and location of services against main roads. It also
facilitates the integration between the Main Area and the and the predominantly residential areas of
the Central Area. There are two types of mixed areas of housing and services:

1 - Mvs 1: characterized by a higher proportion of residential use on uses of trade and services.
Located in the neighborhood of Rosario Christ, San Sebastián, part of El Carmen, The Boer and San
Pedro, Candelaria, Saxony and Buenos Aires. It has an area of 76.30 hectares.
2 - Mvs 2: characterized by a more equitable mix between residential use, commercial and service
uses, given the influence of projected non-residential uses in the surrounding area. It contains an
area of 30.3 hectares, which houses San Antonio neighborhoods and Santo Domingo.
ZONE OF MIXED SERVICES (SM):
It represents the extension of the service corridors that converge toward the Central Area through
its main roads including the North Highway, the Old Hightway to Leon and the other avenues
interconnected by the Colón Street and the Intermediate Road. It contains a total of 68.80
hectares. The predominant use is intended for services to businesses, institutions and individuals
with 50% of total use area; the secondary, for retail and general business with 40% of use; and
a complementary use for individual or collective housing with 10% of total use, as long as they
harmonize with their immediate environment.
HOUSING AREA (Vac 1/2):
This in an area of predominant residential use that complements the main structure of the
Central Area, with a total area of 62.80

hectares. The predominant use is designated for individual
and collective housing, with 80% of total use, a secondary, community services, personal and
household, with 15% of use, and complementary, to retail and small business directed to local
demand and supported housing environments, allocating 5% of total use. There are two types of
residential areas in the Area:
1 - Vac1: On which residential units with relatively high population density are projected. It holds
25.10 hectares, bringing together the neighbourhoods of Sajonia, part of Buenos Aires and El Bóer.
2 - Vac2-1 and Vac2-2: On these areas it is projected to improve and maintain existing traditional
housing typology, with average population density. It is up 37.70 hectares, encompassing the
neighbourhoods of Cristo del Rosario, La Cruz and part of the Pescadores.
SPECIALIZED TRADE ZONE (Ce):
It is for a total of 51.50 hectares, in which local retail and services are brought together with the
degree of expertise required to offer coverage on a metropolitan scale. Contains the Commercial
Corridor, which is located on the central axis of the area, bounded by the North and South Duplas,
and in the extreme west and east by the 5th. Street North and 10th Avenue Northeast, respectively.
It was planned to develop the Specialized Trade Use in the most centric part of the Central Area,
leveraging the convergence of the main road, and with it, the confluence of the majority of the
Centre’s activities to this area.
TRADE ZONE (CO 1/2):
It contains areas that specialize in providing dairy products and paper, distinguishing two areas
of trade, with a total area of 35.20 hectares. The predominant use is for public market and retail
holding 80% of the area, and a secondary use, for business and incidental services compatible with
the predominant use, with 20% of the use. This area is located in two commercial centres located
at strategic points and very accessible in the east and west of the area, in order to concentrate the

commercial for everyday consumer products:
1 - CO 1: consists of a zone containing the Oriental Market, which concentrates 21.10 hectares.
2 - CO 2: consists of a Western Commercial Pole of 14.10 hectares made up
 of a Public Market and
shopping centre.
CULTURE ZONE (Cu 1/3):
This area was determined to reinforce and expand cultural activities focused on the historical and
cultural core of the National Palace and its surroundings, with new cultural and related uses. Thus,
related activities should be developed to the existing urban area and in close relationship with urban
environments located north and south of these areas. There are three areas of culture in the area
totaling 36.80 hectares:
a) Cu1: contains the medular area of the historic core with 14.2 hectares. It is composed of elements
such as the National Palace, the old Cathedral, the Ruben Dario National Theater and the Central
and Rubén Darío Parks.
b) Cu2: is located on a site of high seismic risk and probable, therefore, suitable for open space,
with 15.3 hectares.
c) Cu3: has greater capacity for new buildings, usually for service delivery, with 7.3has.
It has a predominant use of cultural facilities such as museums, art galleries, libraries, auditoriums
and conference presentations to local groups assigned with 60% in Cu1; 70% in Cu2; and 40% in
Cu3. The secondary use is intended for recreation, leisure and tourism, with 25% of the area in Cu1;
20% in Cu2 and 30% in Cu3. And finally, a complementary use for various services directly linked
to the predominant uses and side, assigned to the Cu1 15%, Cu2 10% and 30% in Cu3.
INSTITUTIONAL ZONE OF GOVERNMENT (Ig):
This zone corresponds to a total area of 31.60 hectares, attributing it with the main character of
the city’s civic centre. It is specialized in buildings for public administration use, particularly, the
headquarters of the branches of government that also contain public open spaces defined by their
physiognomy. It is located in the centre of the area, between the axis of the South Dupla and Colón
Street, bounded on the west by the Bolivar Avenue.
It has a predominant use of 70% of the area to public administration; a secondary one to
international representations and others offshore organizations, defence and public safety, with 20%;
and complementary use, intended for recreation, leisure and incidental related services, with 10% of
the area.
INSTITUTIONAL AREAS (It):
It is a designated area for offices, administrative facilities and services to the public, with easy
access from the main road. It has a total area of 29.70

hectares. This use will have a public and
private character along the main road taking advantage of its easy accessibility. It is located on two
poles: the first, extending along the axis of the North Dupla at its northern end concentrating uses
in the north-south direction on the Monumental Avenue; and the second, on the axis of the Bolivar
Avenue, until it connects to the Paseo or Tiscapa Diagonal.
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The predominant use of this area is provided for the public and private venues and nongovernmental agencies, assigning 50% of use; one secondary to financial institutions, insurance, real
estate management services to companies, business of intangible assets, professional services and
other complementary for incidental services, with 10% of the area.
SPORTS ZONE (D):
This area specializes in sports facilities on the city scale, with equipment to support this main
function. It has an area of approximately

21.60 hectares with a predominant use for sports facilities,
with 70% of the area; a secondary for the affinity for entertainment to sports, with 20%; and as
complementary uses, incidental services, with 10% . It is disposed to use the Sport Stadium area to
complete the sports recreational use area, with support services and facilities in the fault zone near
the stadium.
TOURISM ZONE (T):
With a total area of 19.00

hectares this area locates tourism infrastructure projects in eastern
and western portions. The Tiscapa the Esplanade is part of the public open space system, which
occupies the central portion and for which the transformation of military installations was projected.
It has a predominant use in hotels, dining and tourist services, allocating to it 70% of the total use
of the area, and secondarily, incidental services, with 30% of the use.

Road System
The Roadway System Proposal for the North Central Sector of Managua is based on the current urban
structure corresponding to a concentric road network radio, suggesting the development of roads and
their ranking. The Proposal was structured based on a list of objectives:
1 - Complete the radio - concentric road structure.
2 - Update the Plan of Road Traffic Regulations and Parking System and the Central Area Regulation in
force.
3 - Correspond the proposed Road System to the Zoning and Land Use projected for 2015 in this Plan.
4 - Expand and improve road sections on Public Transportation Corridors taken from the Comprehensive
Transportation Plan JICA, 2018.
5 - Propose new ways to respond to projected developments.
6 - Propose new roads and proper treatment of public open spaces (green areas, pedestrian walkways,
bicycle paths, among others).

INDUSTRIAL ZONE (I):
Considered as an appendix to the industrial area of the
 city, located along the northern highway
and carries a total area of 9.80has. Industrial use shall be kept on areas currently occupied existing
industrial facilities in the northeast corner of the Central Area, under the condition of only altering
their relationships with the surrounding environment in order to improve it, preventing the expansion
of installed capacity and expansion to other areas of the Centre.
AREA OF PUBLIC TRANSPORTATION TERMINAL (Tt):
This area consists of sites intended for loading and unloading of passengers, who will be provided
with the necessary facilities for this and was given a total area of 8.2 hectares. There are two areas
of transport terminals in the Area:
1 - Tt 1: city bus terminals to be developed under specific urban design in detail.
2 - Tt 2: railroad terminal as a specific project to be developed and that serves as leveraging of its
functional value as the preservation of historical and heritage value.
The creation of these new bus terminals for urban public transport was defined in order to improve
accessibility to the centre. These were placed in strategic points, considering the demand generated
by commercial and other activities focused on the public interest concentrated in the Main Area with
a direct link to the city’s main roads. Some of these points are located at the following sites: (1) on
the Monumental Avenue, in the far West of the Central Area; (2) on the South Dupla, in the southeast extreme of the area; and (3) on the Costanera Drive in the far north of the area, on the shores
of Lake Managua.
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Map 78. Road system proposal in the PPOU for the North-Central sector. Elaborated by the Municipality of Managua through the
Directory of Urbanism, November 2000.

Inside the structure were analysed vital contents of the proposal for the Road System in terms of
road hierarchy for both the main road to the school, characteristics and performance of the same, the
special roads for heavy traffic (trucks); regulations for parking, and areas of pedestrian and bicycle
circulation.
According to the proposed Comprehensive Plan Transportation and Highways (JICA), the proposal
contained within the Highway System Regulation Regulatory Plan in force and Regulation Central Area,
the system of roads for North Central Sector is structured and classified into two large road systems:
primary and secondary, which is composed of four basic categories:
1 - Primary Dealer System
2 - Primary Collection System
3 - Secondary Collection System
4 - System Streets

To resume the Regulations and Master Plan for the Central Area (PMAC) is important to understand
the concept of this proposed road system (see Map 11). The hierarchical road system for the Central
Area proposed to adapt the principle of the super block to the existing urban fabric and adapting
the proposed land use. Similarly it is promoting pedestrianization of the center, creating a separate
pedestrian network that is part of a system of Open Spaces and reinforces the main structure of the
area.
In terms of the hierarchy of the system, the primary distributors remain the Dupla Norte and Calle
Colón; The primary collectors, which frame the main area, are the Bolivar Avenue to the west, the 5th
Avenue East and South Dupla to the south, and the secondary collectors are the Triomphe Street and
5th Avenue West.

For this, the plan proposes to introduce a new public
transport service based on the performance of a
network of separate bus-ways that provides better
public transport services to the sector and the city
in general. For this purpose exclusive bus lanes were
proposed to be designated supported in expanding
available lanes and bus priority traffic lights, making
one Public Transport Corridor.
The Public Collective Transportation Corridor
is designated along the North Road, physically
segregating exclusive bus lanes, projected for the
short term. This corridor crosses the Sector and the
city from east to west, and consists of a bus-way
on which to build a new bus station in the west end
projected on the Hill of Heroes and Martyrs (Cuesta
del Plomo). On this is placed a total of 15 stations,
with an average interval of 800m between them.

Image 99. The postcard above shows the train station in
the 1910s. The photo below was taken on Feb 3rd 2009 in
the same place. All rights to kroons kollektion taken from
http://www.flickr.com/photos/kroonskollektion/3257913391/
on 17th of April, 2013

Map 79. Road system proposal of the Master Plan for the Central Area (PMAC). Made by the
Municipality of Managua through the General Division of Urbanism, 1994.

A proposal in this plan is the recreational path along the shore of Lake Managua. This is a route with
special features to meet the purpose of facilitating access and regulated vehicular traffic for public
recreational areas. In that sense, the proposal is to build the Coastal Drive as a recreational waterfront
on the coast of Lake Managua.
The complete disappearance of the railway as a means of transportation in the mid-90s is one of the
outdated proposals included in the PMAC. As part of political decisions and interests, today we only
see vestiges and barren area in what was once a congested and dynamic area around the train lines
that connected different municipalities each other (see Image 80). Today, public transportation is in the
hands of a bus system that requires attention in its frequency and quality.

Urban Image of the Sector
The proposed urban image for North Central Sector shall have correspondence with the proposed
Zoning and Land Use and Road System Proposal contained within it, and already summarized in
this thesis. This will represent the future urban configuration of the entire Sector and Central Area,
particularly, synthesizing the main morphological components in order to express:
a- The harmonious integration of the Historic Centre in the city structure, articulated to the new
Modern Centre beginning in the Ruben Dario roundabout.
b- The typology of buildings in correspondance with the predominant proposed land use.
c- The typology of public open space that form an articulated system of green areas, parks,
walkways with the proper treatment and street furniture.
d- The integration of urban historical landmarks as urban references in the proposed new urban
context.
e- The treatment and integration of buildings in ruins for their incorporation as buildable areas.
f- The integration and attention to spontaneous (squatter) human settlements, located in dilapidated
buildings, inner city areas and areas at risk.
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Identity of the Sector
The identity that is portrayed in the plan tries to rescue the urban image of Capital City and Managua
as primary service centre, prevailing the Central Area as historical main administrative centre. Also
articulating the new modern service centre (Dario track or road to Masaya) and incorporating structural
axes of urban development. In the same way, the integration of functions is proposed through a coherent
structure, the creation of urban environments according to differentiated zones and incorporating reserve
areas and public open spaces, all these articulated urban spaces saturated and unsaturated, and
relevant natural elements of the urban landscape with environmental and scenic value, incorporating
elements of historical and modern representative in the urban sector.
For the purposes of this thesis it is important to refer
to the main urban sets that are recognized in this
plan. Urban sets refers to sets or groups of urban
environments that are representative of the sector and
in this specific case are proposed for their conservation
and incorporation into the urban fabric.
These sets where first proposed as the core areas
that would create the urban structure in the PMAC by
strengthening and expanding them. In this plan three of
the six urban cores or set were reinforced, being these
3 the main ones for the whole North - Central area
and all located in the Central Area.
1. Historical - Cultural: distributed around the
Central Park and the Darío Park with historical and
monumental buildings such as the National Palace,
the Presidential Palace, the Ruben Dario Theatre,
the Palace of Communications, the Julio Cortázar
Museum, the Ruins of the Cathedral and the ruins
of the Grand Hotel.
2. Government Centre: formed by the building of
the Bank of America, the National Assembly and
the Presidency headquarters, the Omar Torrijos
Plaza and the Olof Palme Convention Center.
3. Tiscapa Esplanade: consists of the Presidential
Tribune, the Military Club, the Soldier Monument,
the Intercontinental Hotel, Mall Plaza Inter and now
houses the Ministry of Interior.
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Image 100. Schematic location of the core areas
that would create the urban structure in the PMAC.
These core areas are: 1. Cultural Historical (National
Palace); 2. Recreative (Luis Alfonso Park); 3. Political
Administrative (Palace of Government); 4. Touristic
(Tiscapa Lagoon); 5. Sport (National Stadium); and 6.
Commercial (Oriental Market).

Urban Concept of the Sector
The urban concept of the Objective Image to 2015 in the Partial Plan of Urban Planning for the North
Central Sector, is be based on the sector’s planning structure. This sector consists of the full extensions
of delegations 2 and 4 and the northern part of delegation 1, as well as the Central Area incorporated
therein as a special use with its own rules. And in the natural structure that surrounds and takes part of
the sector in its environment, with nature reservoirs that are habitat areas and landscapes with scenic
value.
This planning concept defines the basic guidelines for the spatial planning of the Sector, the spatial
organization of the Centre with its integration with the rest of the city, the incorporation and proper
treatment of natural areas and community use with their exploitation of the potential for development,
considering the physical constraints and land use.
The Proposed Objective Image of the North Central Sector of Managua is governed by regulations and
development plans in force in the Municipality of Managua, under which the following guidelines were
raised:
1 - Add the new municipal and urban limit the current urban sector, absorbing growth through
increased densification of residential areas and the management of specific densities in special use
areas within the Central Area as set out in Regulation of the PMAC.
2 - Structure Main functions of the City Centre to define its development, from the Cultural History
Centre (North Sector) to the Ruben Dario roundabout and Highway to Masaya, where the new Modern
Centre Managua starts.
3 - Revitalize the Central Area as historic centre of the city, considered as a special area for its
reconstruction and urban renewal. Convert it into the main civic, historical, political, administrative,
cultural, commercial and entertainment district of the city with category of Metropolitan Centre,
taking into account the seismic risk and other constraints prevailing as well as its potential and
existing natural physical features.
4 - Rescue and incorporate buildings of historical and / or architectural value, precisely defined
within the Historical Centre for regulatory treatment as heritage areas.
5 - Promote the conservation of the areas defined for reservoirs and green area protection in the far
east, north and northwest of the Sector, including the Asososca, Acahualinca and Tiscapa Lagoons,
and Lake Managua, integrating these elements to the spatial structure of the Sector and the city, for
their conservation avoiding occupation.
6 - Leverage existing vacant areas in the areas of urban saturation for other uses (mixed
production), to promote the use of housing as complement of metropolitan functions and ensure
urban diversity.
7 - Recover the buildings in ruins which have historical and tourist potential by incorporating them
to the urban structure.

Urban Interventions (programs and projects)
The Partial Plan North Central Sector specifies a number of urban interventions. In this section the
projects and programs will be described that are projected in the Central Area.
Short term (see Map 80)
Renovation of residential areas:
- Cristo del Rosario (Traditional Neighbourhood); San Sebastian (Traditional Neighbourhood);
Sajonia (Traditional Neighbourhood).; La Cruz (Traditional Neighbourhood); Julio Buitrago North and
South (Progressive Urbanization).
Construction, expansion and / or remodelling of roads:
- Extension of the 5th Avenue East from the Colón Street unitl its intersection with the North
Dupla; and the Tiscapa Diagonal.
- Extension and remodelling of the Bolivar Avenue.
- Construction of the Recreational Coastal Drive.
Improvement of intersections:
- Construction of crosswalks at critical points located along the Bolivar Avenue, and the Colón
Street.
- Construction of road overpass at the intersection point between Carretera a Masaya and
Diagonal Tiscapa.
Revitalization and remodelling of pedestrian paths:
- Revitalize the Roosevelt Avenue as a pedestrian path, allocating elements that are based on its
hierarchy.
- Construction of bicycle paths along the Bolivar Avenue and Colón Street.
Urban Design and construction of urban transport routes:
-Build a Public Collective Transportation Corridor along the North Highway (Bus-way).
Greening of the following areas:
-Nature Reserve Area of the Lake’s coast (RN-2).
- Recreation Area of the Loma and Tiscapa lagoon (Rac 2).

Medium term (see Map 81)
Consolidation of residential areas:
- Edgard Lang Colonia Militar (Popular in Series A).
Renovation of residential areas:
- La Cruz (Progressive Urbanization); Carlos Reyna (Los Pescadores) (Progressive Urbanization):
Domitila Lugo (Santa Clara) (Progressive Urbanization): Los Angeles (Traditional Neighbourhood):
Carlos Reyna Los Pescadores (Popular Isolated): San Cristobal (Popular Isolated): Largaespada
(Residential in Series A).
Construction, expansion and / or remodeling of tracks:
- Expansion and renovation of the South Dupla and the Colón Street until the Carmen Church.
- Construction of the remaining stretch of the proposed recreational path to make short term.
Construction of Scenic Lookouts that allow to take advantage of the landscapes and natural
components such as lakes, Lagoons, hills.

Map 81. Urban Interventions for the mediun term in the PPOU for the North-Central sector. Elaborated by the Municipality of
Managua through the Directory of Urbanism, Nov. 2000.

Long term (see Map 82)
Consolidation of residential areas:
- San Antonio (Popular in Series A).
Sanitation Project Implementation Lake Managua, which is projected to 20 years.

Map 80. Urban Interventions for the short term in the PPOU for the North-Central sector. Elaborated by the Municipality of
Managua through the Directory of Urbanism, Nov. 2000.

Map 82. Urban Interventions for the long term in the PPOU for the North-Central sector. Elaborated by the Municipality of
Managua through the Directory of Urbanism, Nov. 2000.
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An interesting section is included in this Plan, which is the study and proposal to improve the living
conditions of informal or spontaneous settlements. Law 309, entitled “Regulatory Law, Land and
Titling Spontaneous Human Settlements”, enacted in July 1999, defined the need to establish a legal
framework in each municipality to guide urban planning, demarcation and titling of these settlements.
On this basis, as required by law, “the respective local government shall prepare a Special Urban
Plan for the demarcation and management of informal settlements located in his district, through the
assessments provided by a Technical Committee”.
In this context, the Planning Directory conducted a study with guidelines for the identification and
qualification of human / spontaneous settlements in the North Central Sector of the City of Managua,
entitled “Care program for spontaneous settlements in Managua’s urban area” which was supported with
technical assistance from UNDP - Habitat. This study and proposal of spontaneous settlements in partial
plan is conformed essentially by four stages:
a. Review and analysis of the current situation of informal settlements in the North Central Sector of
Managua.
b. Development of the diagnostic of settlements of the North Central Sector of Managua.
c. Development of guidelines through the methodology of defining Homogeneous Areas of
Intervention.
d. Definition of urban interventions in residential areas with settlements in the Eastern Sector for the
Urban Partial Plan 6.
The specific case of spontaneous settlements in the North Central Sector refers to the occupation of
inhabitants of irregular, dispersed or concentrated shape, in buildings in ruins, representing high risk
and danger to the inhabitants. Besides the degraded urban image, they have also led to urban sprawl
in the sector and environmental problems due to overcrowding and lack of basic social services or in
poor facilities (storm drainage, sanitary drainage , drinking water and garbage collection), resulting in a
high pollution of both residents of informal settlements as for surrounding neighbourhoods. In this plan
the acknowledged of these settlements were done on the basis of the definition of urban homogeneous
areas, regardless of their legal status, to treat their problems.
Determination of Homogeneous intervention areas in the North - Central Area (see Map 83)
Homogeneous areas are similar in areas urbanistically urban problems with circulation features,
layout and urban behaviour and need to consolidate similar between settlements or neighbourhoods,
regardless of their legal status. The criteria used to determine homogeneous areas of intervention were:
- Similar urban grid: lot size, land use, common deficiencies in roads or services or similar
consolidation levels.
- Complementary socioeconomic dynamics: areas with commercial or industrial dynamics,
agricultural or residential, including neighbourhoods who supply labour force for commercial or
industrial areas.
- Landforms or urban conditions: restrictions or encumbrances by natural physical features (lake
edge, channels, active faults, parks or green areas, mountains, roads planned).
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In the Central Area there are 3 zones identified. These zones correspond to:
1- Zone 3: Central Area Sector with Settlements in Buildings in Ruins.
2- Zone 4: North Central Area Settlement Sector (Lake Managua’s shore).
3- Zone 5: Central Area Sector with scattered Settlements.

Map 83. Homogeneous intervention areas of the PPOU for the North-Central sector. Elaborated by the Municipality of Managua
through the Directory of Urbanism, Nov. 2000.

The analysis and proposals for intervention of the three areas identified in the Central Area each is
presented below for each identified homogeneous area:
Zone 3
Central Area Sector with Settlements in Buildings in Ruins
Intervention priority area: 4
# Of lots involved: 1,916
Number of families: 1,950
# Total population: 18,090
Total neighbourhoods: 7
BRIEF DEFINITION OF THE AREA
Highly dangerous seismic faults (Faults of the Banks and Tiscapa); Dilapidated buildings in a dispersed
and isolated manner within Central Area; Lack of basic services, poor health and environmental
problems; Involvement by decree 903 in barren areas of the old city centre: Deteriorated urban image.
FORM OF OCCUPATION SITE
Violent and illegal in barren areas, dilapidated buildings and green areas of the Central Area.
RECOMMENDATIONS FOR ACTION
1. Determine ruins to be rehabilitated in accordance with the proposal of the PMAC.
2. Relocation of families occupying dilapidated buildings (48 buildings in ruins).

3. Demolition of ruins representing relocation risk involved in settlements Buenos Aires, Candelaria and
Santo Domingo.
4. Rehabilitation of old technical infrastructure networks within the Central Area: water, storm drainage,
sanitary drainage and energy.
REQUIRED AREA FOR RESETTLING
4.65 hectares of which:
Santo Domingo = 1.125 has
Buenos Aires = 3.0 has
Candelaria = 0.53 has
Zone 4
North Central Area Settlement Sector (Lake Managua’s shore)
Intervention priority area: 3
# Of lots involved: 2,228
Number of families: 2,500
# Total population: 14,062
Total neighbourhoods: 14

Manchester = 1.43 has
Railway = 1.20 has
The Station (Gaspar Garcia L) = 0.90 has
Green Area Julio Buitrago = 0.15 has
Zone 5
Central Area Sector with scattered Settlements
Intervention priority area: 5
# Of lots involved: 650
Number of families: 675
# Total population: 4,105
Total neighbourhoods: 3
BRIEF DEFINITION OF THE AREA
Area with political - administrative, natural reserve and architectural potential; Area with scattered
settlements and poor construction; Involvement by decree 903 on urban vacant areas in Central Area;
Regular colonial urban grid with precarious remains of basic services.
FORM OF OCCUPATION SITE: Violent and illegal in barren areas of the Central Area.

BRIEF DEFINITION OF THE AREA
Affected area with the flood limit of dimension #43 on the lake coast; Tourism and recreational
potential of the lake; Mixing of fabric in traditional neighbourhoods; Highly dangerous seismic faults
(Banks and the Stadium); Affected by Decree 903 in vacant lots.
FORM OF OCCUPATION SITE
Violent and illegal in barren areas, dilapidated buildings and green areas of the Central Area.
RECOMMENDATIONS FOR ACTION
1. Renewal for traditional neighbourhoods, watching the San Sebastian consolidation and reconstruction
of Sajonia as vestiges of the old centre.
2. Relocation of settlements affected by flood limit of dimension #43: Manchester, Railway and The
Station (Gaspar Garcia L.).
3. Rearrangement with recovery of communal areas invaded by settlements in traditional neighborhoods
(San Sebastian and Julio Buitrago).
4. Treatment of road system.
5. Strengthening of urban environments in the historical-cultural centre (National Palace, Ruben Dario
Theater, Malecon, Presidential Palace, Parque Ruben Dario).
6. Technical rehabilitation of infrastructure networks: water, sanitary and storm drainage, energy.

RECOMMENDATIONS FOR ACTION.
1. High reorganization, which involves relocation, of settlements El Bóer and San José Bóer located in
barren areas reserved for institutional use by PMAC.
2. Recovery of historical elements like the San Pedro Cemetery, among others, that involves relocation.
3. Technical rehabilitation of infrastructure networks: water, storm drainage, sanitary drainage and
energy.
4. Treatment of roads in poor physical condition.
REQUIRED AREA FOR RESETTLING
2.68 hectares of which:
San Jose Boer = 1.50 has
San Pedro = 0.60 has
The Boer = 0.76 has

REQUIRED AREA FOR RESETTLING
3.68 hectares of which:
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FINDINGS
The Managua Municipal Development Plan 2012-2030 addresses urban design and/or planning in the
first of its six chapters. It approaches this subject with a clear understanding of the city’s trends and
future needs to become a competitive city within the region. Nonetheless, the plan is still too general
with the objective image of the city it wants to project in terms of design of the main areas or centres
to be consolidated. Most of the projects that are conceived in the program / project matrix are of
punctual execution, without a clear view of the way it will allocate itself with its surroundings.
For the case of the Central Area this creates a problem in terms of integration to find a way to regain
its functional importance within the whole urban structure. The plan functions as well structured guide
for the most relevant issues that need first hand approach but it must be joined with more grounded
planning strategies to visualize the realization of the high amount of programs projected in it.
Some aims were identified in terms of shared thematic components of the plan and the proposal
of this thesis. The Plan foresees a high negative environmental impact due to deforestation and lost
of permeable areas in the high parts of the Managua’s Lake Basin due to urbanization, and includes
management programs to counteract this phenomenon. There are also other programs that involve the
preservation of environmental value throughout the city and the construction of eco-tourism complexes
in reservoir areas. This is a refreshing view on how to manage environmental values in comparison
with past plans, that mainly restricted and located the boundaries of natural reservoirs. Nonetheless, in
this plan there is not a clear approach towards including this environmental value in urban designs in
the city to exploit its complete potential within the urban tissue. The scenic and qualitative value that
green and landscape design interventions can add to the city are countless and its important that the
development plan promotes it as such.
The Partial Plan Urban Planning (PPOU) for the North - Central Area, published in 2000, provides an
extended diagnosis of the sector. The clarification of each of its methodological analysis is clearly
stated as well as referenced with a clear background in all related laws, regulations and plans projected
in the area. It addresses the Central Area’s urban design at many levels, making constant reference to
the main Master Plan developed for the area (PMAC) in 1994.
In the PPOU for the North - Central area, while some urban design elements of the plan have provided
clear priorities and enduring direction for the city, others have become either infeasible or irrelevant
due to changes in the context. Also, in the plan itself there are not enough maps or images that lead
to the clear translation of the plans scope. The quantity of maps which address the sector’s urban
design issues is too general and schematic and the priority in terms of land use zoning is difficult
to determine. Another observation is that the generalization of some urban design elements does not
contribute to a clear visualization of the objective image of the city in its phasing. There are some
inconsistencies in terms of reflection on the real usage of spaces and the blunt determination of its
location. Specifically, the location of green, cultural and recreational areas are enhanced and even
extended, as well as pedestrian paths and bicycle routes although the population of the city and
the area under utilize these existing areas and consistently under appreciate them; this seeks for
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reevaluation of connections, open space needs, and urban form to assess the existing open spaces and
to redirect the population into perceiving positively these assets.
In the plan of this sector there is also a lack of clear urban norms and guidelines that come with
the list of urban interventions of the plan. Even though the plan does not necessarily have to cover
finer grained level of detail and actions there should be a clear distribution of tasks of the directories
or entities that could or should take this forward. When this is not clear it all seems to keep itself in
general guiding ideas that are mostly not going to be respected, as has happened in past years. The
same thing goes to the gap filled by the plan in terms of spontaneous settlement revitalization. The
plan clearly provides the basic background to undertake this complex task, but does not delegate
clear tasks and actions that will take this program to the next level. The presentation of homogeneous
zones is a clear and strong approach as well as the list of recommendations for action. This should be
benefited from by continuing criteria for development like for example a pattern book for construction
improvements or design guidelines for slum upgrading programs.
The Managua Municipal Development Plan 2012-2030 and the Partial Plan Urban Planning (PPOU)
for the North - Central Area coincide in the vision granted for the Historical Core and its surrounding
context. It presents the case of Managua needing its main centre recovered and reconstructed,
respecting its cultural and historical values. The Central Area is presented in both plans as a special
area for intervention, that needs its own regulations. Although the PPOU goes deeper into defining its
specific zoning and planning the Municipal Development Plan takes it to a higher level by enforcing
the cultural component within its boundaries. Also, the PPOU seems to lack the component of citizen
participation and organization that the Municipal Development Plan emphasizes so much in. There
although a definite understanding that any proposed projection for the area is a multidisciplinary task
with complex relations and challenges.

CONCLUSIONS AND RECOMMENDATIONS
The Central Area is now fully covered by the urban plans in force, and with this build up has reached a
pivotal moment from which urban design specifications can be proposed. The findings all point to a few
key recommendations that will help guide the Central Area’s future. Based on the revision of the plans
a few starting points can be derived of what elements the design proposal for the Historical city core
might consider, all this to reach an Urban Form Concept that provides greater clarity on:
• Street Hierarchy
• Open Space Network
• Physical Urban Form
• Catalytic Projects/Opportunity Sites
• District Plans of finer resolution that correspond to a larger plan
• Phasing of spatial interventions

STAKEHOLDER DEMANDS
For the purposes of this proposal the term “stakeholder” refers to persons, groups or organizations that
must somehow be taken into account by leaders, managers and front-line staff. It refers specifically to
‘All parties who will be affected by or will affect [the organization’s] strategy’ (Nutt and Backoff 1992:
439). In this section the stakeholders of the Central Area will be listed (see Map 84) and reviewed to
understand the demands based on existing and future needs.

As well as go hand in hand with broader issues that pertain to the Central Area such as:
• Connection to the Lake and its geomorpholigical characteristics. While most of the projects
proposed in both plans aim to reestablish the lost connection with the lake, this connection has
not been made, and it continues to be the back door of the area. The urban plan should reflect
the environmental features reach, and more aggressive efforts should be made to access the lake
visually and physically.
• Efforts to include Central Area’s sphere of influence should focus on connections and transitions
to existing centres throughout the urban tissue of Managua, as well as avoid the setting of
hard boundaries with its surroundings and therefore manage to integrate functionally the area
reestablishing the city’s identity.
• Establishment of new vision of implementation strategies. As many of the actions listed in
the Development plan are unilinear or not interrelated with each other, a rethinking towards an
integrational approach with a few focus elements should be established, with a clear designation of
priority.

Map 84. Stakeholders in their spatial location. Source: by the author.
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As the paper “What to do when stakeholders matter: Stakeholder
Identification and Analysis Techniques” by John M. Bryson (2004),
the importance of listing and analysing these stakeholder’s
demands is important to promote “the need for stakeholder
support to create and sustain winning coalitions (Riker 1962, 1986;
Baumgartner and Jones 1993), and to ensure long-term viability
of organizations (Eden and Ackennann 1998; Abramson and
Kamensky 2001; Bryson et al. 2001), as well as policies, plans
and programs (Bryson and Crosby 1992; Baumgartner and Jones
1993; Roberts and King 1996; Jacobs and Shapiro 2000; van
Schendelen 2002). Key stakeholders must be satisfied, at least
minimally, or public policies, organizations, communities or even
countries and civilizations will fail (Huntington 1996; Friedman
2000).”
The process towards assessing the demands of the stakeholders
is through direct consultation in interviews, plenary meetings,
surveys among others. Due to the lack of possibility to take
forward these actions towards all stakeholders, the compilation is
based on consultations to the Municipality and the revision of all
the plans diagnosis phase.
As mentioned previously the list of the main stakeholders
was based on the land uses that were found in the analysis.
The demands were summarized (see Map 85) for their further
application and translation in spatial interventions. To this is
added the environmental framework which is related to the
area within a wider context: the central basin of the Managua
lake. The environmental stakeholders require the construction
of run-off retention areas with permeability areas on the higher
part of the basin by controlling urbanization, to decrease the lake
contamination and to regenerate the Municipality’s landscape
Also, from city scale towards the local scale the application of
principles and city demands such as densification to respond to
housing shortages, protection of urban life to environment hazards,
conformation of centre, identity of the city and slum upgrading
process are included.
Map 85. Stakeholders demands in an overview of the Central Area. Source: by the author.
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FOCUS CRITERIA
Through the understanding of the current conditions of the Central Area as context of the Historical
Core as its critical area, it is evident that this sector has experienced a steady development within its
boundaries since the 1980s. This development has been in the shape of independent investment projects
that have influenced the area’s urban image and also the quality of life of some dwellers as explained
in the chapter before this one. Over time, this low - key sustained growth has begun to test the limits
of integration, compatibility in uses and livability and place - making of each of these parcel level
interventions.
Because the reasons for existing city development regulations are complex, the basis for changing them
to accommodate current needs requires careful consideration. These pages explain how the current
condition and the development constraints in their present context, studied in the past chapters, can go
through a layered approach or interrelations in order to encourage appropriate courses of action.

B. 4

VISION OF THE CENTRAL AREA

B.4.1

Focus Criteria

B.4.2

Proposed Strategy

B.4.3

Phasing priorities

This analysis focuses on four broad but closely interrelated concerns of Accessibility, Cultural Heritage, Social Networks and Functions. These issues are selected because they have the strongest
urban design implications and are of most immediate concern to the development and design
communities. Each is discussed independently but with findings and recommendations that connect
them together.
The main idea attributed to this thesis’s proposal is that the Historical Core should be based on the
area’s real conditions and needs. Consequently, the thorough analysis done in the context and critical
area were important to subtract the main resources that will motive the interventions and stimulate the
dynamics and integration in the area. These resources are the target dimensions that conform the focus
of the strategy.
The next sub-sections are the explanation of each one of these dimensions are the layering of the
analysis and its conclusions. In the end the result is part of the build up towards the strategy for the
area. In general, there are four main resources (see Image 102): all of these interact towards answering
the main aim of this thesis project of recognizing the importance of the Historical City Core in relation
to Managua’s city structure as a reinforcement of the identity of the city towards generating a vision of
urban structuring based on heritage and cultural landscape values that amplifies its opportunities, seeks
functional inclusion and a better environmental performance.
Through theoretical reviews, cultural heritage values enhancement is seen as a viable and interesting
perspective towards restructuring historical city centres. Hand in hand with the motivation of grounding
the regeneration process on identity through the existing heritage and cultural values of the area, other
processes need to be addressed in order to activate it. These other processes complement each other
to make the regeneration potentially more effective.

Image 101. View south of the Sandino Avenue towards the Luis Alfonso Park. Source: Silvio Balladares, taken for the purposes
of this thesis on May 2013.
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Economic diversification
Expand, for example to education sectors, promoting the area to students and businesses and/or
attract more creative businesses.
New coastal leisure activities
The recognition of seasonal and high risk of flooding areas provide opportunity areas for other
recreational activities such as sports and temporary activities. This can go hand in hand with areas
for the lake’s growth and permeable parks and water reservoirs.
The surrounding natural environment
The Managua lake shore is surrounded by a beautiful and unique natural environment. It is essential
then to have a built environment which matches the quality of the natural environment. Well
publicised, well maintained and clearly routed links are vital.

Image 102. Scheme representing the strategical focus of the thesis’s proposal. Made by the author for the purposes of this
thesis, on April 2013.

Another interesting fact to address in this project is the location of the Historical Core close by to
the coast of Lake Managua. For this reason also a theoretical review was taken forward. To start
deepening within the subject, a number of key drivers for the successful physical, social and economic
regeneration of coastal towns have been identified. This was based on the research of the case studies
and vignettes presented by the Urban Practitioners Office and the English Heritage organization with
the final report “An Asset and a Challenge; Heritage and Regeneration in Coastal Towns in England”,
published in October 2007.
KEY DRIVERS
Strategic direction
Strategic vision in which existing assets are adapted to new roles and new development responds
to the bigger picture. Promote participation in the process and that new development are managed
such that it complements and responds sensitively to the historic environment.
Improved transport links
Enhanced transport links present opportunities that may act as significant catalysts for large- scale
change and urban scale integration.
Investment in a high quality public realm
Leads to further private investment into the historic environment and improved the area’s viability to
restore the retail vibrancy of the centre.
Leadership
Leaders need to be driven by a passion for restoration and conservation, rather than purely financial
motives, and be willing to prioritize conservation and community interests.
High quality development
High quality facilities are vital to new functions, be they sports or health, retail, entertainment
or improved residences. In successful retail centres, a high quality historic environment can
accommodate an excellent range and of shops, restaurants, cafés and bars.
- 118 -

FOCUS 1: ACCESSIBILITY
Accessibility within the Central Area plan (see Map 86) plays a major role to
assure that the users reach the regenerated area and to promote dynamism and
interactions. Within the main criteria one of the most important actions is to reestablish infrastructure & morphology connections mainly the areas that remain
disconnected from the relationship with the lake (see Image 103). This principle
of re-establishing the street grid will not only re-link the Central Area to the
waterfront, but will also give space to the lake’s shore treatment and interconnect
the local grids within the housing areas in its perimeter.
Within the urban tissue of Managua, there are roads with heavy vehicular and cargo
traffic. Within the Central Area there are 3 main vehicular barriers that need to
incentive pedestrians crossing (see Image 104) because they act as barriers that
diminish the walkability of the area. Some specific interventions can come in the
form of reduction of speed areas, pedestrian bridges, green bridges or any other
innovate crossing that enhances artistic qualities and functionality. These main
roads as well as other secondary roads need to improve access through public
transportation (see Image 105). The actions include municipal plans such as the
Bus-way Project as well as organization of bus routes through terminal systems in
nodal points throughout the city.
A key to downtown success is the ability to move people comfortably to and from
the area. That is why this regeneration proposal also integrates the Municipality’s
project of the cycling routes within the city but mainly within the Central Area
(see Image 106). This also includes the aim of improving the water transportation
system towards other shore cities within the department of Managua and León,
The streets of the Historical Core Area will be categorised (see Image 107) in its
regeneration proposal into four street types as a basis for urban design guidance
to repair the street network and reconnect them to the Core and consequently to
the Central Area: (1) Vehicle Dominant; (2) Pedestrian/Vehicle; and (3) Pedestrian
Dominant.
Map 86. Central Area proposal based on accessibility. Made by the author.

Image 103. Re-establish the city grid to the lake
front

Image 104. Downgrade vehicular traffic barriers

Image 105. Improve access through Public
Transportation

Image 106. Provide better access for alternative
transportation modes

Image 107. Categorize streets
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FOCUS 2: CULTURAL HERITAGE
Within the proposed plan based on Cultural Heritage assets (see Map 87) the
importance of transforming existing isolated parks, landmarks and plazas into
distinguishable routes for pedestrian orientation and urban character becomes
one of the main goals (see Image 108). The main idea is to create systems that
interconnect with each other and allow permeability of the area’s functions as well
as a good reuse of seismic and flooding risk areas. The aim is also to establish
natural corridors and green spaces throughout the community that help the
control of run-offs and flooding areas. The design or re-design public spaces will
include a double purpose: recreation and rain water management.
Also, one of the specific actions is to create a lakefront green area that reforests
and gives solution to the water level changes (see Image 109). This reconfiguration
will reclaim the lakefront for public use, relocating the vulnerable squatter
settlements towards giving the Central Area an opportunity to establish the proper
urban relationship at the lake.
One of the main driving forces is also to maintain the historic character of the
Historical Core area because the Central Area’s historic quality, agglomerated in
its Historical Core, is of paramount importance to its public image and economic
vitality (see Image 100). It is an asset to preserve and bank upon. It builds value
and creates opportunities for innovative marketing and advertising strategies. Most
importantly, downtown’s historic quality keeps the urban population of Managua in
touch with its past and defines its unique urban character (see Image 111).
Included in this focus’s proposed strategic lines is the exploitation of scenic key
views (see Image 112). The Central Area with clear identification will exploit its
scenic landscape by promoting public attraction to these key areas and also
by regenerating the key urban blocks that posses this invaluable asset. Also
views within the urban structure that give clear visibility towards landmarks
and historical tangible values is required to provide physical orientation and
enhancement of the existing assets.
Map 87. Central Area proposal based on cultural heritage assets. Made by the author.

Image 108. Open space networks.
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Image 109. Lakefront reservoir area and coastal
drive urbanization barrier

Image 110. Maintain and improve the Historical
Core’s character

Image 111. Reinforce Historical Core’s uniqueness
within the spatial structure of Managua

Image 112. Exploit scenic views

FOCUS 3: FUNCTIONS DYNAMIC AND LIVABILITY
Within the spatial intervention plan based on functions (see Map 88) the promotion
of mix-uses within the Central Area is enhanced to improve livability and social
dynamics as well as attraction to the area. This mix-use will be in the shape
of densification with mix-use typology in its ground floor or use of the frontal
part of residences as done in many neighbourhoods in Managua (see Image 113).
Consequently, indicated buildings should include active frontages at ground floor
level. At least 75% in some cases and 15% in other. These frontages should be
active with shop units, cafes or restaurants, offices, public uses and foyers with
large areas of glazing. With this enhance the character and dynamics of streets,
making it feel safer and more welcoming.
As successful downtowns depend not only on how they look but on what people
can do there, that is why the expansion of the role of the arts [and public events]
is enhanced (see Image 114). Adding to the existing cultural and artistic functions
in the area, the inclusion of other activities that involve the residents should be
enhanced and provide the opportunity for the area to become an urban canvas for
innovative artistic urban interventions increasing pedestrian pathways with specific
functions or attractions (see Image 115). This adds to the increase of street activity
to enhance the dynamics, diversity and activity of public areas (see Image 116).
As the Central Area is a consolidated urban sector of Managua the densification
with new residential development and their regeneration areas, should be taken
forward on the specified blocks in gradual peaks (see Image 117). The aim is not
to displace the current residents of the area but bring in new social groups such
as students and creative class to add to the diversity and regeneration of the area
as well to place the families that needed relocation because they lived in high
risk areas. However, it will only be appropriate where acceptable levels of amenity
can be achieved for the occupants and where the massing, public realm and
sustainability guidance can be met.

Map 88. Central Area proposal based on functions dynamics and livability. Made by the author.

Image 113. Mix - use within residential areas and
main road network axis with active frontage

Image 114. Expansion of the role of arts and
culture

Image 115. Clear pedestrian pathways with
function categorization

Image 116. Increase street activity

Image 117. Gradual densification and social
groups diversification
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FOCUS 4: SOCIAL NETWORKS
In the social networks proposal focus (see Map 89) the main aim is to provide the
improvement of quality of life to slum dwellers and include them in the urban
dynamics and spatial relations within the Central Area. This is achieved based on a
slum upgrading process that consists of physical, social, economic, organisational
and environmental improvements undertaken cooperatively and locally among
citizens, community groups, businesses and local authorities. This process is taken
forward based on the proposed Homogeneous intervention areas of the (PPOU for
the North-Central sector and their recommendations for actions mentioned in the
analysis of the plan presented in previous sections.
Nonetheless spatially some actions are presented as priorities within this proposal
such as a clean internal accessibility within the urban fabric to recuperate the
inherited grid as well as boosting house improvements and small scale economy
(see Image 118); the equal distribution of facilities, public transportation stops,
community buildings and green areas (see Image 119); and mainly the incentive of
participatory democracy guided by bottom up leadership (see Image 120).
Also, to consolidate the Central Area its place identity must be reinforced as the
generic relationship between socio-cultural demands and design. Some specific
principles will be applied in the spatial form of the design proposal and others will
be promoted within public, private and civil society stakeholders that will influence
interventions in the area. These principles are:
- Promote that residents have a perceived security of tenure, creating an enabling
effect of empowerment to the residents to increase their efforts to further improve
their houses and take care of their surrounding public space such as sidewalks
and local parks (see Image 121).
- Improve squares, monuments and public open spaces as a means to
demonstrate Civic Pride through these interventions and provide clear routes and
visibility nodes (see Image 122).

Map 89 Central Area proposal based on social networks.

Image 118. Clean internal accessibility within the
urban fabric
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Image 119. Equal distribution of facilities and
services.

Image 120. Participatory democracy guided by
bottom up leadership

Image 121. Promote security of tenure, sense of
belonging and community links for residents.

Image 122. Improve landmarks and clear routes.

The proposal for the Central Area as the local scale incorporates the each of the focus’ proposals (see
Image 124). The overlapping of the already explained proposals and their design principles are the basis
of the vision as they are the ones that are directly translating the analytical framework as well as
including innovative approaches. All in all this combination determines the strategic development of the
site.
The objective image of the proposal includes the main morphological components and urban settings in
the Central Area. Its objectives are to achieve:
- Harmonious integration of the centre in the structure of the city;
- Rethinking environmental risk areas as areas of opportunity for protection, environmental integration
and urban facilities.
- Integration of urban historical landmarks as references in the new urban context and restore functional
and urban identity within the Central Area.
Therefore the vision’s image is structured by the following proposed urban components: (1) Urban
environments; (2) Seismic Zoning Opportunities; and (3) Urban Identity Consolidation.

PROPOSED STRATEGY

Image 123. View Towards the National Assembly. Source: Silvio Balladares, taken for the purposes of this thesis on May 2013.

Image 124. Illustration of the stage towards the combination of each of the focus proposals.
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(1) Urban environments
It is composed by five types of urban
environments which capture the main
characteristics and values in an homogeneous
area. These environments are as follows:
- Civic area: holding the Historical and
Governmental Cores.
- Reservoir areas conformed by the lakeshore of
the Managua Lake and the immediate surroundings
of the Tiscapa Lagoon.
- The main district uses: The Malecón area, the
stadium area and the Oriental Market.
- The Mix Use integration blocks located in the
perimeter of main mix-use corridors. These mixuse blocks are vary in densities and functions,
depending on the area of focus.
- Urban Neighbourhoods: as consolidated urban
tissue with predominant residential use.

Section example of Mix Use integration blocks
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Map 90. Urban Environment component of the Central Area vision. Made by the author.

(2) Seismic Zoning Opportunities
As an important layer within this strategy, the
proposal aims for recognition of the risk areas to
transform them into spaces with complementaty
uses that promote resilience within the city
structure. Specifically it seeks for:
- Shift of vision of the seismic areas as problems
towards assessing them as opportunity areas for
community gathering nodes and functions, open
air activity, parking facilities and urban parks with
rainwater management technology.
- To respect the seismic zoning definitions of use
(refer to page 96 of this document) to prevent the
exposure to unnecessary risk. Nonetheless the
idea is to confront these areas in an innovative
way, flexing their possibilities as much as possible.
This will gradually help to gain sense of place for
the new areas of development, within the on-going
story of Managua.
- Maintain the seismic grounds with low densities
to help maintain vistas and orientation landmarks
within the pedestrian level. The conformation of
the densification waves - from east to west - will
be completed as there are reconstruction of urban
blocks is granted towards gradual peaks of high
densities in plausible areas.

Densification waves from east - west (IMPROVE
ICON)

Map 91. Seismic Zoning Opportunities component of the Central Area vision. Made by the author.
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(3) Urban Identity Consolidation
Identity is one of the essential goals for the future
of Managua’s good environment. People should
feel that the Historical Core’s environment belongs
to them, individually and collectively, some part
for which they care and are responsible, whether
they own it or not. The urban environment of the
Central Area will provide spaces in which people
will be encouraged to express themselves, to
become involved, to decide what they want and
act on it. The specific elements that will help to
achieve this are:
- Consolidation of Cultural Core by activating,
restructuring, enhancing axis towards and through
the core’s area.
- Creation of landmarks focus views and vistas.
- Densification areas reviewed
- Grid consolidation which invites equal flows and
connection of islands (fragments).
- Community character enhancement and
strengthening of the sense of belonging.

Section example of key view & consolidation of
cultural core
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Map 92. Urban Identity Consolidation component of the Central Area vision. Made by the author.

DEVELOPMENT UNITS
The Development Units defined in this proposal serve as management subdivisions that have a
distinction of the level and scale of reference in relation to its urban management structure. They
are territorial extensions within the Central Area that have homogeneous characteristics. These
characteristics are determined by their location, land use, types of buildings, the current and proposed
situation of their urban systems as well as the types of interventions projected for the complete
development of their assets. In accordance, these units will determine the percentage of influence and
role of each stakeholder as well as its level of governance and systems of influence.
Some types of interventions to be taken forward in these development units can already be mentioned
in this phase, which include:
- Assurance: this means to maintain and preserve the existing context and its current urban
configuration, which includes land uses, urban environment and architecture typology. In this subject
restoration and preservation of historical and heritage values, in determined places, are also included.
- Consolidation: this means the maintenance and strengthening of the current land use and decrease
its stagnated decay through restructuring and improvement actions. This goes in combination with
the introduction of new complementary elements, as well as encourage its functional inclusion of the
particular sector to its context within the Central Area.
- Reconstruction: it includes the execution of new development and densification projects within
rehabilitated plots for their intensive, formal and permanent use.
- Recovery: It holds actions that seek to rescue of natural, landscape and scenic settings towards
their protection and balanced exploitation for public recreation. This also includes the fitting of these
settings to decrease the cause of urban vulnerability through environmental hazards. Consequently
intervene with natural barriers increasing the urban population’s resilience.
- Reorganization: this implies the drastic actions of relocation, replotting and rehabilitation of urban
blocks towards their reconstruction and recuperation of accessibility as well as their urban and
environmental renovation.
- Transformation: it corresponds to change in land use in consolidated areas due to environmental risk
or strategic importance. These areas deserve implicit actions in the allocation of a new land use.

For each of the 12 Development Units that are identified in this proposal (see Map 93) the overview of
their urban treatment is defined, as well as the predominant type of intervention for its development.
Development Unit 1 - Lake Managua Reservoir.
This corresponds to the creation of a green ridge in the lake shore, which include actions of
reforestation and the construction of a dike composed of organic lines to protect the urban area from
water level rise due to climate change and natural hazards. This also includes the construction of

natural bike and pedestrian paths and consolidation of permeable areas for water retention and natural
treatment.
Development Unit 2 - Malecón recreational area.
This sector of the Managua lakeshore corresponds to the project of the city’s gateway towards the
lake. Due to protection issues not all the public reservoir area will have clear public access so this
area becomes important for this matter as well as for the Central Area’s hierarchy and character. The
actions relate facilitating the city’s population with recreational, commercial, gastronomic and other
uses towards recuperating a healthy relationship with the lake. This area also includes water protection
related actions, nonetheless it comes in the shape of an elevated pedestrian and cycle path that covers
the lakeshore and creates a green slope that provides sitting, dinning and playing areas.
Development Unit 3 - Culture and Residential integration area.
This area is unique within the Central Area because it is one of the most intervened areas in relation
to land use. Throughout seismic risk areas the blocks will conform a water management network park
which will connect to the existing location of the water treatment plant in the north part of this unit.
Consequently it includes workshops and housing facilities for creative class groups that will be incited
to be a part of the consolidation of this area. Also, the proposed corridors establish areas with facilities
of traffic and mix-use related needs to create a clear routing toward offices and specially the Cultural
and Historical Core.
Development Unit 4 - Facilities Integration area. This area is similar to the previous unit for the sole
reason that these areas are part of interventions towards recovery and reorganization of the urban life
within the Central Area. This area is also characterized by high seismic risks which will provide areas
for open market, parking and green spaces for visitors and residents. It will also function as entrance
to the east reservoir areas. Also within this fourth Development Unit one of the most traditional areas
of the “old Managua” is depict and that is why some icons should be taken into consideration once the
specific urban design interventions are taken forward. Some of these icons are: were the main train
station of Managua used to be; the parks of La Candelaria and Bartolomé de las Casas and the previous
location of the School of Fine Arts in the Colonia Dambach, some in need of recovery and others of
transformation as the types of interventions.
Development Unit 5 - Industrial area.
This small unit in terms of area is one of the most conflictive due to flooding risks and the integration
with its surroundings. Nonetheless the recuperation of its grounds is possible through the opening of
crossings and the road network grid in its perimeter as well as the specific design of its interrelation
with the reservoir area. The industries placed within the boundaries of the Central Area are: the National
Basic Food Company and next to it, the National Electric Company.
Development Unit 6 - Historical and Cultural core. This unit is one of the best preserved of the area,
with good environmental quality and provides the buildings and public spaces that are part of the
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Map 93. Urban Development units of the Central Area vision. Made by the author.
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city’s heritage. The infrastructure is running, however operates independently to its context. This unit is
classified under the intervention type of assurance, which means the maintenance and preservation
of the existing context and its current urban configuration as well as restoration and preservation of
historical and heritage values such as the Old Cathedral, National Palace and Theatre. This unit also
includes the urban park Luis Alfonso Velazquez that is currently under renovation.
Development Unit 7 - Governmental core.
In this unit are the main governmental buildings that create a complex and the main reference of the
Central Area. This complex receives visitors from all areas of the city due to the public services it
provides. As well as areas for public service there are private areas within the complex with restricted
access and 24 hour surveillance, as well in the southern part of the unit where the military uses
are placed. The interventions go towards the consolidation of the complex in combination with the
introduction of new complementary elements, as well as encourage its functional inclusion of the
particular sector to its context within the Central Area.
Development Unit 8 - Consolidated neighbourhoods.
This unit is conformed by predominantly residential areas in traditional neighbourhoods, progressive and
spontaneous settlements (slums). This unit is to be part of the consolidation of the local residential
area with spaces around main local axis for mix-use development. This unit aims to provide equal
urban services for its inhabitants and create neighbourhood identity in a quality environment. The unit
also includes que continuity of the inherited grid as well as the relocation of some homes due to their
current location in high risk areas. That is why the types of interventions vary from consolidation and
reconstruction to reorganization and transformation.
Development Unit 9 - Sports complex.
This unit gains importance as it holds the main sports facility of the city: the National Baseball Stadium.
It also holds in its perimeter the secondary football stadium of the city. It is well connected to the
city’s road structure and also holds a major landmark and heritage monument in its grounds. Important
to mention are the high risk seismic areas that lie next to the stadium. These areas then become of
opportunity to offer space for other related sports facilities and complementary uses and recreational
services consolidating the unit and encouraging its functional inclusion with its surroundings.
Development Unit 10 - Oriental market and bus terminal.
In this unit lies the main Market of the city with a high dynamic and busy node of transit flows. The
grid is congested and the services are mainly illegally taken as well as its sprawling shape and size.
The main type of intervention is to consolidate this unit by maintaining the market where it stands.
Nonetheless various reforms need to be taken forward such as the containment of the market for its
efficient use as well as its general urban renovation. The main type then becomes the reorganization of
its grounds by opening up the access through the urban grid and taking care of its surroundings with
public spaces and the inclusion of residential areas with new social groups. Also the formalization of
the bus terminal will be taken forward in stagnated areas were no urbanization is taking place due to its
high seismic risk.

Development Unit 11 - High-education core.
One of the main uses that will be enhanced in this unit is the high-education facilities it holds. Also,
the interrelation with several of the biggest public and private schools, which serve the area, that are
located in its immediate surroundings. The main aim is to reorganize the unit by the relocation of the
already sprawling informal expansion of the market and to replot and rehabilitate residential areas
in the urban blocks and within them provide accommodation for teachers and students. Also the
transformation of the urban blocks under environmental risk will be done. Towards reconstructing and
recuperating the area’s accessibility as well as managing their urban and environmental renovation by
consolidating a public space network and interconnecting it to the area and city’s structure.
Development Unit 12 - Tiscapa Lagoon reservoir.
This unit has a strategical value due to the importance it was in the recuperation of the ecological
balance of the Tiscapa Lagoon and its surroundings. The already created Natural Park of Tiscapa
helps towards its conservation as well as to provide a valuable recreational area with magnificent and
invaluable scenic views. This area also includes the low parts of the Natural Park because these areas
are build up with no character and necessary function. Also within the highest area or the “Loma” the
consolidation of the area for open air events will be enhanced by providing the necessary facilities as
well as attractions that work around the year. It is also proposed to continue with the reforestation of
the Lagoon’s slopes and the cleaning of the Lagoon’s water as well as preserving the permeable and
protected areas that lie in the south part, outside the boundaries of the Central Area.

These development units will further explorer (refer to section A.3 of Chapter IV, page 170) as they need
to go hand in hand with the list of actions and programs within the Action Plan. Thus, it also needs the
definition of the level of governance that is related with it. In general, within the proposal of the Central
Area two types of urban management levels are proposed, meaning that the 12 Development Units will
be distributed within them as they hold de necessary framework for their management. In essence, this
separation of types is made because the organisational structure needed, involves different levels of
governance.
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CHAPTER III

A.

DEFINITION OF THE INTERVENTION SCALE

Image 124. View of a basketball court within the remodelled Luis Alfonso Urban Park. The Ministry of Finance and Public Credit and the National Assembly can be seen in the background. Source: taken by Silvio Balladares. Photo
taken for the purposes of this thesis on May, 2013.

- 131 -

The conceptual background of this thesis is based on the hypothesis that if there is a functional
recuperation of the Historical City Core by the recognition of its assets (cultural, spatial and social),
the identity of the city can be restored as well as the activation of the city’s urban restructuring
towards a more coherent urban form development. To test this hypothesis, the correlation of scales was
elaborated, to recognize the importance of the Historical City Core in relation to Managua’s city structure
as well as the needs of its context, the Central Area, to become a consolidated centre to support the
Historical Core’s rebinding in Managua’s urban dynamics.
Accordingly, it is now the turn of the intervention scale, the Historical Core, to review the visions
presented in the larger scales, and translate the principles and strategies presented, into a cohesive
response of integration of its valued cultural and heritage assets (see Image 126).
Therefore, this section will provide the reinforcement of the role of the Historical Core as a the
structural core of the city. And add elements that promote its restructuring, not only due to its formal
value because of its historical layout, but also through landmarks of tangible and intangible value that
are located within it, as potentials to recover city identity.

WHY THE HISTORICAL CORE?

Image 125. View at nigh of the former Roosvelt Avenue (today Sandino Avenue) of the building of the National Bank (both)
destroyed by the 1972 earthquake. a. Source: taken fromhttp://www.skyscrapercity.com/showthread.php?t=1534540&page=10 on
April 15, 2013
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Within the analysis developed in earlier sections the main characteristics of the Historical Core are:
- Potential as city’s identity core due to the location of the gravitational axis and the beginning of the
morphological conformation of the city.
- Conglomeration of cultural heritage assets that have city scale coverage radius.
- It serves as a model to the response of city scale challenges such as spatial fragmentation and
social segregation; environmental (seismic and flood) risks; stagnated decaying and complex areas;
and the lack of planning framework that enhances assets and promotes clear guidelines for its
restructure as a whole and within the city structure.

Image 126. Overview of main characteristics and values of the Historical Core in relation to the city structure. Source: the
author on march 2013.

Today’s Historical City centre lost its functions as the city’s booming, dynamic and vibrant downtown
(see Image 127 compared to Image 128 as they are images from the same viewpoint). The loss of
functions of the Historical City Core added to a lack of interest shown by the planning municipal bodies,
has made the city to be conformed by arbitrary individual private building initiatives disconnected to
its urban context. This spatial fragmentation today has a deepened social consequence in need of an
integration approach to stop the stagnated decay and informal process of the most valuable assets of
the city.
The lack of a coordination framework on the territorial decision-making skills has determined a
concentration in specific areas of the city of small development groups. This has determined the
process of the economic investment as punctual fragments throughout the city and has reinforced
the loss of functional relationships with areas of complex functionality. This means a loss of the city’s
urban structure, which is made evident in the loss of value of the Historical Core from the functional
standpoint and also from the urban structuring one.

to the present time. Consequently, the inhabitants perception of the city is blurry; they do not identify
themselves with the type of social interaction and therefore spatial experience offered by the new city
and seek with the two mental maps to fill in the gaps.
These two mental maps are part of the collective memory of the inhabitants about the history of the
site and within them the Historical Core serves as the a space for remembrance. Nonetheless, there are
many things that have undergone within the site that do not stop at the destruction of its grounds due
to the earthquake. So, the Historical Core has a unified importance as an urban space that intersects
with collective memory.

This loss of the city’s functional and structural core correlates with the spatial perception of the
inhabitants of Managua. There are two different mental maps of Managua, one that corresponds with
the “Old Managua” referred to the state of the city before the 1972 earthquake and the other one to
the “New Managua” referred to the urban interventions and initiatives developed mainly from the 90s

Nonetheless the exploitation of this unified importance is still to shy in spatial terms. Therefore in
this section as a part of the reinforcement for the consolidation of this site as part of the heritage
landscape of Managua, the interpretation of the area’s landscapes will be elaborated, “in order to
identify the interests served and denied by landscape texts, the arenas in which they are produced,
and the ways in which they are enacted via performance.” (Dwyer and Alderman, 2008, p 164). The
Historical Core then is abstracted into a memorial landscape. As “typically situated in public space,
memorials include a host of material culture elements associated with collective memory, e.g., street
signs, historical markers, landmarks, statuary, preserved sites, and parks. Together, they constitute what
may be termed the memorial or heritage landscape”. (Dwyer and Alderman, 2008, p 167).

Image 127. View towards the lake Managua Source: taken from the book “Managua 1972” by Nicolas Lopez Maltez

Image 128. View towards the lake Managua. Source: taken from the Dosier Ciudad y Cultura (XII) Managua by the CCEN.
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THE ‘TEXT’ IN THE HISTORICAL CORE
These metaphors of ‘text,’ ‘arena’ and ‘performance’ are based on Dwyer and Alderman’s article (2008),
which states that the use of these metaphors contributes to the ongoing cultural geographic project of
articulating and implementing methods for interpreting landscapes as open-ended symbolic systems.
The ‘text’ metaphor for the Historical Core, is agglomerated alongside the Sandino Avenue (see Image a)
where the history of Managua is portrayed in banners as a means of (re)inscribing memory into space.
This works as a means to reestablish the Sandino Avenue as public space within the area. This Avenue,
once called Roosvelt Avenue, was a prominent and dynamic street in the “Old Managua” (see Images b
of before and afters). Today, in between Governmental, Military and recreational uses, it lost its vibrancy

(a)

and importance within the urban structure of the Historical Core.
Consequently, through critical reading of the histories and ideologies given voice in this Avenue, it is
not strange to find that the historical evolution presented in these banners relate mainly to the military
history of Managua and the space in itself continues to remain of restricted access.
Therefore it is vital to expand the textual representation of landscapes in other areas of the Historical
Core in order to achieve fairness and preventing the ‘‘symbolic annihilation’’ of marginalized social
groups and their historical identities (Dwyer and Alderman, 2008).

(b)

Image 129. Location of the Sandino Avenue in a Map as the representation of the ‘text’ in the Historical Core. Sources: Map and Image a taken on December 2012, by the author. Image b as collection of two Before and After’s of the Sandino Avenue, taken from the
National Assembly’s web page http://www.asamblea.gob.ni/exposicion-avenida-peatonal-augusto-c-sandino/ on June 16, 2013.
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THE ‘ARENA’ IN THE HISTORICAL CORE
To be able interpret in a clear way the approach of how this area serves as a continuos arena the focus
will be place in the Plaza of the Revolution.
The then called the Plaza of the Republic served once as the context area for the Social Club building
-destroyed in the 1972 earthquake- (see Image a) that served only to the urban elites of Managua in
the era of the regime of the two sons under the Somoza dictatorship. This plaza represented alongside
the Central Park, the heart of the city and therefore was chosen as the area to celebrate the triumph of
the Popular Sandinista Revolution the 19th of July of 1979 (see Image b) changing its name to the Plaza
of the Revolution. It is then when the debate around the political significance of the plaza begun.
The years that followed, the commemoration of the Sandinista Revolution was taken forward here until

(a)

(b)

in 1997 the former right-wing president Arnoldo Aleman, constructed a fountain and presidential palace
(see Image c) that impeded its continuance and changed the name back to the Plaza of the Republic.
Nonetheless, nine years later, with the election of the current president Daniel Ortega, of the Sandinista
party, the fountain was destroyed, returning the plaza to its original state and name (see Image d).
This desire to intervene in the politics of the Historical Core is also evident in other areas where
evidence of political pasts have been replaced or erased by others, leaving a confused environment
of overlapping messages. As the Historical Core recuperate its role as structurator these names and
references could change without disrupting its identity.

(c)

(d)

Image 128. Location of the Plaza of the Revolution as the focus area to explain the ‘Arena’ metaphor in the Historical Core. Source of the Map: Made by the author. Source of the images: (a) http://festivaldepoesiademanagua.blogspot.nl/p/autentica-historia-del-clubsocial-de.html; (b) http://www.elpueblopresidente.com/EL-19/16318.html; (c) http://www.fotopedia.com/wiki/Managua#!/items/flickr-120563809; (d) http://globalvoicesonline.org/2007/06/14/nicaragua-back-to-plaza-de-la-revolucion-again/ all on June 16, 2013.
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THE ‘PERFORMANCE’ IN THE HISTORICAL CORE
The landscape of the Historical Core is “constituted, shaped, and made important through the bodily
performance and display of collective memories” (Dwyer and Alderman, 2008, p 173). The performance
within the area is not constricted in one area, actually it is dispersed through space and time. The main
areas, although not the only ones, that serve as stages, literally and figuratively, for a wide range of
performances are: (i) the National Theatre (see Image a) where within its walls important art expositions,
dance and theatre performances that represent the Nicaraguan culture and folklore, are held; (ii) the
former Cathedral of Managua that through the practices and performances of tourists it still shapes the
landscape and meaning of the area; (iii) the Central Park, which still attracts many locals to rest on its
benches since its construction in 1898, is now also an attraction due to the location of mausoleums
visited mainly by tourists (see Image b), and within the commemoration of the commanders of the

(a)

(b)

Sandinista revolution for whom these mausoleums are erected for; (iv) the Plaza of the Revolution (see
Image c), which serves as the grounds for main public discourses of the current President of Nicaragua
and sporadic fairs and markets; and (v) the Historical Core and its neighbouring public spaces as the
area that holds once a year the celebration of the triumph of the Sandinista Revolution (see Image d).
Although there are certain types of performances in the area, specially in the heritage valued areas,
these act as independent attractions. Within the Historical Core, the existing cultural norms should be
reinforced and/or challenged, reproduced or altered via audience (re)actions. Therefore, community
performances should be encouraged to highlight the historical identity of the place. Thus contributing to
the continuity and change of the society.

(c)

(d)

Image 129. Location of main ‘Performance’ areas in the Historical Core. Source of the Map: Made by the author. Source of the images: (a) http://www.skyscrapercity.com/showthread.php?p=21140540; (b) taken by Silvio Balladares on May 2013, for the purposes of this
thesis; (c) http://tortillaconsal.com/images/alfabet1.jpg (d) http://www.lavozdelsandinismo.com/nicaragua/2012-07-18/a-celebrar-este-jueves-junto-a-daniel-y-rosario-el-triunfo-de-todo-el-pueblo/ all on June 16, 2013.
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CHAPTER III

B.

THE HISTORICAL CORE OF MANAGUA

Image 130. View of the Plaza of the Revolution towards the former Managua Cathedral. Source: taken by Silvio Balladares. Photo taken for the purposes of this thesis on May, 2013.
- 137 -

LOCATION
The location of the Historical Core within the neighbourhood structure of the Municipality concerns three
main neighbourhoods or sectors. This is the subdivision the Municipality defined and therefore it is the
zoom in scale revised in this section.

B. 1

HISTORICAL CORE’S CURRENT CONDITION

West Sector Historic Cultural Centre
North Sector Historic Cultural Centre
South Sector Historic Cultural Centre

This section provides the review of the current conditions of the Historical Core towards viewing what
design principles need to be applied in this intervention area. This analysis will summarize the major
challenges within each of the focus areas used in the proposal in the city scale of Managua and the
local scale in the Central Area. These focus are: accessibility, cultural heritage, functions and social
networks.
Image 131. View of Monument to fallen revolutionary soldiers such as Cmdte Carlos Fonseca Amador. Location within the
Central Park. Source: taken by Silvio Balladares. Photo taken for the purposes of this thesis on May, 2013.
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MAJOR CHALLENGES: ACCESSIBILITY FOCUS
Insufficient alternative transportation modes
- Lack of designated cycling routes.
- Bus routes do not reach the lake shore area.
- An under-developed public transport system.
- Insufficient promotion of water transportation modes.
- Unclear vehicular hierarchy by design interventions.

Traffic dominated areas
- An unbalanced road use with too much vehicular traffic..
- Need of downgrading vehicular traffic in strategic areas.
- Weak pedestrian network with delays on walking routes and
frequent footpath interruptions.
- Issues with traffic, noise and parking.
- Historical Core is cut up into small isolated areas by traffic.

Lack of connectivity
- Cut outs within the inherited orthogonal grid.
- The areas in the perimeter of the lake shore lack integration to
the road structure.
- Lack of connection of the city grid to the lake front.
- Stagnated decaying areas, without any provision of urban services
or facilities.
- Disconnection of fragments due to interruption of road network
flows.

Map 93. Accessibility conditions review of the Intervention scale. Made by the author.
Images 132-133. Accessibility conditions review of the Intervention scale: images showing the major challenges. Highlighted edition made by the author.
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MAJOR CHALLENGES: CULTURAL HERITAGE FOCUS
Unintegrated lake shore
- The city is still turning its back on its lake.
- Hidden and difficult pedestrian links.
- Few water related activities with existing low quality development.
- Lack of east - west connection to the urban structure.
- Deteriorated areas within the main lake frontage.
- Lack of spatial interventions to exploit scenic views.
- The magnificent setting is not explored to its fullest potential.

Lack of hierarchy and visibility of heritage values
- Hidden monuments from public visibility.
- Insufficient pedestrian connections with clear routes and vistas.
- Lack of orientation landmarks within a clear design.
- Lack of creative design interventions.
- Lack of attractive services and facilities around core areas of
architectural and urban value.

Stand alone plazas
- Main plaza or town plaza of the Historical Core does not generate
public space and functions.
- An uneven distribution of public seating and public facilities.
- Insufficient livability and attractions that make people want to stay
longer in the area.
- Lack of synergy between plazas and functions.
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Map 94. Cultural Heritage conditions review of the Intervention scale. Made by the author.
Images 134-135. Cultural Heritage conditions review of the Intervention scale: images showing the major challenges. Highlighted edition made by the author.

MAJOR CHALLENGES: CULTURAL HERITAGE FOCUS
Sub-utilization of strategic sites
- Blocks with parking facilities in areas without risk.
- Under-utilized blocks within the heart of the Core area used for
warehouses or temporary uses.
- Spontaneous settlement blocks within areas defined as
strategical for densification.

Lack of active frontage and street diversity
- Up to 70% of all streets are taken up by vehicles.
- Streets as traffic corridors.
- Poor orientation and lack of street identity and legibility.
- Under-utilised lane-ways.
- Perceived as unsafe at night.
- Lack of promotion of mix-use and commercial corridors.

Low quality public spaces
- Public spaces do not serve inhabitants needs.
- Lack of clear functions within public spaces
- Indifferent character and lack of identity of public realm.
- Few facilities providing local service for residents.
- Few facilities for children.
- Few events take place in the squares.
- Lack of a green framework.
- Under-utilised Park Lands.
- Lack of synergy between parks and functions.

Map 95. Functions and Social Networks conditions review of the Intervention scale. Made by the author.
Images 136-137. Functions conditions review of the Intervention scale: images showing the major challenges. Highlighted edition made by the author.
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MAJOR CHALLENGES: SOCIAL NETWORKS FOCUS
Vulnerable areas and inhabitants
- Slum upgrading process:
- Relocation of families in high risk areas (flood, water rise and seismic risk).
-Equal distribution of facilities, bus stops, community buildings and green areas.
- Open up enclosed blocks to provide access and recuperate the inherited grid flow.

B. 2

CHALLENGES AND OPPORTUNITIES

Functionally divided area
- Integrate local inhabitants in the functioning and dynamics of the Historical Core.
- Promote public squares as areas to demonstrate civic pride in different day periods.
- Enhance the creation of local playgrounds.
- Promote innovation with citizen participation in place of master planning.

Images 138-139. Social Networks conditions review of the Intervention scale: images showing the major challenges.
Highlighted edition made by the author.
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Image 140. Local street vendor located in a street in the Central Area of Managua. Source: Silvio Balladares taken for the
purposes of this thesis on May 2013.

MAJOR CHALLENGES & OPPORTUNITIES
HIGHER LEVEL OF INFLUENCE
Environmental values

- Emergence of new flood zones in the Central Area as a
response to changes in the patterns of drainage and infiltration
due to increasing urbanization and deforestation in the higher
parts of the Managua Lake’s water basin.

Urban green networks

- Diminished existing green character of the area and the city.
- Existing view of development as a threat to green space and
lack of a vision of design with nature to embrace these areas
within the urban functions.

Seismic zoning

- Seismic faults add to the flood risk and urban growth
challenges brought by the geographic and morphological
conditions the city is placed in.
- Lack of translation of seismic zoning studies to spatial
scenarios of the vulnerable land.

- Increased sedimentation process on the shores of Lake
Managua (due to increasing urbanization and deforestation).

- Lack of promotion of cultural landscape.

- High vulnerability of the lake shore buildings, dwellings and
landmarks due to water level rise.

- Fragmented movement patterns within public spaces and lack
of value of these as social integration areas.

- Lack of coordinated planning for the environmental regional
scale. This has created conflicts such as low environmental
performance or duplications of administration and facilities.

- Disconnection of Historical Core and its surrounding local
residential areas and diminished character within the city.

- Lack of overview of the opportunities of the seismic land and
recurrence in avoiding to acknowledge this risk and build upon it
creating a higher risk and lower resilience of the city.

- The Historical Core is located in a wonderful setting for
recreational activities.

- Turn existing green spaces into designed permeable areas to
reduce strength of run-offs.

- Vacant land due to high risk seismic zoning that can be
transformed into open air functions or facilties that support
urban functions such as parking lots.

- The lake shore is a high valuable environmental and
geomorphological value that promotes uniqueness and high
attraction towards the city if integrated and designed correctly.

- Redesign and construct innovative storm- water techniques
in public spaces to manage the flooding that often occurs with
heavy rainfall.

- Reservoir areas within the urban fabric such as the Tiscapa
Lagoon promote a different type of attraction and touristic
promotion.

- Integration of the unique natural systems within the
restructuring of the Centre, to conserve and enhance the health
of natural systems and areas of environmental significance.

- Insufficient transformation of high risk seismic land towards
valuable and responsive functions that serve the city and the
inhabitants needs.

- Opportunity to establish a green network connecting these
affected plots to create public space networks to serve the need
of green area per inhabitant.
- Create a densification wave that embraces the seismic land
towards the city’s resilience.

Images 141-143. Challenges and Opportunities conditions review of the Intervention scale: images showing the major challenges coming from a higher level of influence. Highlighted edition made by the author.
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CHALLENGES AND OPPORTUNITIES
The major challenges and opportunities that come from a higher
level and/or scale were presented previously. Here, these are
located in the local scale map.
The continuos process of informalization in the periphery is
generating deepened consequences in the spatial fragmentation
of the area. The slums that surround the Historical Core present
very low levels of quality of life and do not benefit from any
investments realized in the most touristic and valued areas.
Added to this, as mentioned before, the environmental
performance is low, as the process of urbanization generating a
continuos and increased vulnerability of the urban spaces in the
lower parts of the Basin.
Furthermore specific location of seismic risk by blocks can be
observed within this scale, towards knowing in which block to
assess the densification principle that comes from the higher
scale and in which design the spaces that will begin to conform
the resilient network of the city.
In essence, the recapitulation of these challenges and
opportunities refreshes the need of an integrated approach.
Because each of these systems individually could respond to
challenges or exploit opportunities in a different way, but might
cause negative or unexpected impacts in the other systems.
Causing confusion, discontinuity and never reaching the desired
sense of place and city rebinding.
The actions, projects and programs or in the case of this thesis
the framework for interventions, should foresee that this scale is
one that directly relates to the urban scale. Having the periphery
becoming a consolidated centre and the intervention scale a
generator of urban regeneration.

Map 96. Challenges and Opportunities conditions review of the Intervention scale. Made by the author.
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Image 144. View of vacant land due to seismic risk behind the former Managua Cathedral. Source: taken by Silvio Balladares. Photo taken for the purposes of this thesis on May, 2013.
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In this section the Central Area’s vision proposals by focus are redrawn to get a grip on
the scales and details of the spatial transformation of the area. Also, the placement of the
proposed urban principles that should be applied in the area is mentioned. All in all the
exercise aims to start understanding the implications of the vision in a manageable testing
ground. Hereby, the synthesis of these maps is presented, giving an overview of the features
and their relations between each other. All relations within systems have been studied and
proposed within the Central Area vision. Nonetheless some vary in their flexibility and some are
not so relevant as in other areas. That is why the revision in the local scale is always important
to assure the inclusion of the locals communities demands as well as the correct translation
of visions and principles.

C. 1

INTERRELATION WITH CENTRAL AREA’S VISION

One of the main featurse presented is the extension of the public transportation routes and their
correlation with the hierarchy of the roads. The public transportation system is re-distributed
to pass through strategic sites of complementary functions as well as through main arteries
within the site. Also thanks to the revision of the social networks focus onto this system, the
allocation of the bus stops follows a established radius of 400 meters between each other in
the context of the residential areas, providing the necessary access in an out of neighbourhoods
as a means of creating the grounds for participation and equal reach of opportunities.
Other important relations to mention are: the correlation of grid refurbishing with the opening
up continuos flows within slums. Within the analysis one of the challenges within the area was
the breaking off of the historical grid, creating clustered islands and dead ends. This creates
concerns in two ways, insecurity and access. The more visible lines and continuos flows the
less chances there is for hiding places and dangerous alleys. Also, the less breaks within the
grid the easier the access of services such as the garbage collector or the construction of
sewage and electrical systems.
Other featured relations that give way to the next maps include the incorporation of bicycle
lanes to promote the use of this means of transportation parallel to the pedestrinization of
some areas of the Urban Core. The livability will be on the street scale and the advantage will
be from the ones that travel slowly around them. The Historical Core is a place for interaction,
recreation and urban dynamics such as gatherings, performances, and other activities.
Enhancing walkability and promoting its advantages within its visitors will help for a successful
commercial and trading zone in the street level.

Image 145. View of the Tiscapa Lagoon’s Reservoir Park (Loma de Tiscapa). Source: taken by Silvio Balladares. Photo taken
for the purposes of this thesis on May, 2013.
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In essence the translation of these relations become the tool towards grounding strategic
interventions that will guarantee the quality of life, and economic and social progress. For the
promote within them progressive forms of governance, based on real collaboration between
public and private urban stakeholders.

Image 146. Re-establish the city grid to the lake front

Image 147. Improve access through Public Transportation

Image 148. Provide better access for alternative transportation
modes

Map 97. Translation of Central Area vision Accessibility focus in the Intervention scale.

Image 149. Categorize streets
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Image 150. Lakefront reservoir area and coastal drive
urbanization barrier

Image 151. Maintain and improve the Historical Core’s
character

Image 152. Open space networks

Map 98. Translation of Central Area vision Cultural Heritage focus in the Intervention scale.
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Image 153. Reinforce Historical Core’s uniqueness within
the spatial structure of Managua

Image 154. Mix - use within residential areas and main
road network axis with active frontage

Image 155. Expansion of the role of arts and culture

Image 156. Clean internal accessibility within the urban
fabric

Map 99. Translation of Central Area vision Functions and Social Networks focus in the Intervention scale.

Image 157. Gradual densification and social groups
diversification
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Introduction
This section is the main artery of the local scale
intervention strategy. The recognition of territorial
characteristics such as land use, current status of
services, the road and public transportation network,
the types of building constructions; as well as the
potential each block possesses within this scale in
terms of its advantages for use and development,
gave way to the determination of the proposed types
of interventions.

C. 2

TYPES OF INTERVENTIONS

These types of interventions give certain amount
of flexibility as they are not determining a rigid
methodology. They are ground based guidelines of
actions that will improve the conditions of each block
within its own contextual character.
Within this framework the specification of actions
should comply with the results of the analytical
model, and then it should be complemented with
a process which permits the articulation of the
initiatives of public and private stakeholders which
seek synergies for the development of the area and
consequently the city.
A quality feature of these types of interventions is that
they clearly relate with the Historical Core’s specific
values. All due to the focused model of analysis
and the integrated strategy model. The results of
the application of these steps determine then that
this framework for intervention clearly relates to the
heritage values and historical qualities of the area.
It is in the next section after this present one, that
the testing of visions are presented, to continue with
the presentation of a valuable proposed model for the
context of Nicaragua’s planning framework.

Image 158. Monument as a small amphitheatre to Pablo Antonio Cuadra (Assassinated in the corner of this same block).
Source: taken by Silvio Balladares. Photo taken for the purposes of this thesis on May, 2013.
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TYPES OF INTERVENTIONS
The types of interventions to be taken forward in the
intervention scale are illustrated per block:
- Assurance: this means to maintain and preserve the
existing context and its current urban configuration, which
includes land uses, urban environment and architecture
typology. In this subject restoration and preservation of
historical and heritage values, in determined places, are
also included.
- Consolidation: this means the maintenance and
strengthening of the current land use and decrease its
stagnated decay through restructuring and improvement
actions. This goes in combination with the introduction of
new complementary elements, as well as encourage its
functional inclusion of the particular sector to its context
within the Central Area.
- Reconstruction: it includes the execution of new
development and densification projects within rehabilitated
plots for their intensive, formal and permanent use.
- Recovery: It holds actions that seek to rescue of natural,
landscape and scenic settings towards their protection
and balanced exploitation for public recreation. This also
includes the fitting of these settings to decrease the cause
of urban vulnerability through environmental hazards.
Consequently intervene with natural barriers increasing the
urban population’s resilience.
- Transformation: it corresponds to change in land use in
consolidated areas due to environmental risk or strategic
importance. These areas deserve implicit actions in the
allocation of a new land use.

Map 100. Types of Intervention for the vision.

- 151 -

REBINDING THE CENTRE

An urban restructure proposal of the Historical City Core of Managua through its cultural,
landscape & heritage assets
It is within the aims of this graduation project to present the qualities of the resulting intervention area
proposal. As such, the local scale conformed by the Central Area is tested in its main core, which
results as a malleable scale to translate given guidelines and present the final conclusion of the design
phase.
This section in the intervention scale chapter comes after successfully translating the principles
from its local context and setting the type intervention per homogeneous area (see Image 160). This
is realized because the spatial quality vision of the place has still to be stressed upon, and test if
intentions in this scale do not vary or contradict the higher level scales of the project. This section
seeks to emphasize the character of the area and therefore defines it in:

C. 3

SUBJECT REVIEW AND SPATIAL QUALITY OF THE VISION

1. The Historical Core as the Heart of the City Centre.
The Historical Core is located within the Central Area. The Central Area is envisioned as part of a
network of centres that conform the basis of the urban scale structure. Although the main design
principles come from the local scale, as well as the strategic lines of focus, the intervention scale is
needed to research in depth the spatial quality of the site. It is in this scale, where the search on what
principles are necessary to create a “good quality” city centre are studied. The aim is to result upon a
vision that can grasp these principles and translate then into a coherent impression of the area.
2. The Historical Core as Heritage Landscape.
The use of cultural assets as a redevelopment strategy is the conceptual backbone of this thesis.
Here, with support of the “heritagescape method” (Garden, 2006), the vision of the local scale aims to
clarify and be transparent as to its heritage landscape role. This intervention vision ends up being the
summary of the whole thesis backbone because many larger scales networks and principels need to be
expressed towards complying with the guiding principles of the method.
3. The Historical Core as Regenerator of Urban Form.
The hypothesis of this thesis presented the scenario that if the reconstruction of the centre was
successful and the recuperation of its structural role was implemented, this could be a model towards
the appearance of other urban initiatives in the city. These initiatives should comply though with the
basic analytical framework and application of interrelation of scales and systems. So that, all together,
this network would achieve a more sustainable, cohesive and resilient urban structure.

Image 159. Monument to Carlos Fonseca Amador founder of the left political power the FSLN. The monument is located
within the Central Park. Source: taken by Silvio Balladares. Photo taken for the purposes of this thesis on May, 2013.
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Image 160. Translation within the Cultural Core of the main design principles in the Central Area and translated to the Intervention scale. Made by the author.
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THE HISTORICAL CORE AS THE HEART OF THE CITY CENTRE
The City Centre is an (often historical) area of a city where commerce, entertainment, shopping and
political power are concentrated. The proposal for the consolidation of such a centre in the Central Area
complies with these elements and also provides the main heart of it as the core urban area. Therefore,
the Historical Core as the heart of the City Centre must be inviting, attractive, and provide room for
recreation, pleasure, exercise, play and specially enhance cultural uses. It must act as urban meeting
place in the local and city scale and be able to attract and welcome a broad variety of people.

Gehl Architects (2009) has categorized and summarized characteristics of “Quality Criteria” described
under the headlines “protection,” “comfort,” “delight” and “place.” As the Historical core is primarily a
public space it must reflect the majority, if not all, of the 15 quality criteria. These criteria are as follows:

It is through the revision of theories that the main elements were found for a “good” design of the
Historical Core to function as the heart of Managua’s City Centre. The concepts found and their demands
deepen de translations of the design guidelines that come from the Central Area Vision and its urban
components. These guidelines that come from a higher scale, as well as these concepts to reinforce
the spatial quality of the Intervention Scale, correlate and inform the focus components (accessibility,
cultural heritage, functions and social networks) and their urban principles. The literature reviewed
includes: Kevin Lynch’s book, The City Image and its Elements (1960); Jane Jacobs article, Downtown
is for people (1958); and Gehl Architects report on Seattle’s Public Spaces and Public Like were
characteristics of “Quality Criteria” of public spaces are described (2009).
Lynch (1960) argues that people perceive cities as consisting of underlying city form “elements” such
as paths (along which movement flows) and edges (which differentiate one part of the urban fabric from
another). If these elements are understood as how they are perceived by people using the cities, it can
lead to more imageable and satisfying urban environments (LeGates and Stout, 2003). Other contents
of the city images referred to by Lynch as elements in their physical forms, are: districts (sections of
the city that are recognizable as having some common, identifying, character); nodes (strategic points
as junctions or concentrations of some use or physical character over which their influence can radiate
to stand as a symbol); and landmarks (external types of reference defined by physical objects to
symbolize a constant direction).
The premise of Jane Jacobs’ article (1958) is that “the best way to plan for downtown is to see how
people use it today; to look for its strengths and to exploit and reinforce them” (Jacobs, 1958, p2). The
aim rescued for this design proposal is to make it a space that make people want to come and linger
there. Jacobs (1958) mentions the importance of streets as the nervous system of the area where
the flavor, the feel, the sights are communicated; the animated alley; and the pedestrian level that
needs to have punctuation of contrast at frequent intervals. Also, she adds the need of focal points,
which are landmarks that can carry a surprise that does not stale and should add individuality; “every
downtown can capitalize on its own peculiar combinations of past and present, climate and topography,
or accidents of growth” (Jacobs, 1958, p11). Furthermore, the different kinds of activity must support
each other, aiming as well for the two-shift character that makes it lively. In essence, the area must
carry an organized set of excellent fundamentals of compactness, variety, contrast, surprise, character,
good open spaces, and a mixture of basic activities; handling traffic and giving the citizen the chance to
reshape the city, and to make it the kind of city that he/she likes and that others will too.
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Image 161. Quality Criteria taken from Gehl Architects report for Downtown Seattle 2009.

To ground these guidelines in spatial principles that can be directly applied into the Historical Core,
the summary of the main elements retrieved of the literature review is given, to further conclude the
blending of the theory and practical design for the area. There are two main guidelines defined that
embrace various principles within them: (i) Reclaim the streets and (ii) Nodes and Landmarks: Where is
this place?. The principles are described in the next pages.

RECLAIM THE STREETS
The principles based on pedestrian level, comfort, paths, place
and protection, among others, were combined into one tailor-made
intervention vision whose aim is to enhance the public realm and
promote the elements that will activate dynamics and complement
cultural uses.

1

The local scale strategy already established the need of promoting
a pedestrian scale network that will increase on foot and public
transportation accessibility (see Map 101). This network will be
complemented with specific design interventions that will enhance the
character and promote de usage of the pedestrian paths. One example of
a necessary intervention would be the traffic speed reduction elements;
and awareness of pedestrians whilst crossing the heavy transit roads. A
low cost but creative solution could be the design of crossings that will
enhance the relation between artistic innovations and urban design (see
Map 101, images a-d)
.In the pedestrian level, the combination of the larger scale proposed
principles to introduce the quality space required to attract visitors
and create a sense of place (see Images 162 and 163 for a number
of principles and their application). It is with the combination of new
initiatives with old (or existing) values that the sense of place will
transform into urban identity.

1

Image 162. Author’s impression and design guidelines to pedestrian street Avenida Sandino.

(a)

2
(b)

(c)

(d)
Map 101. Pedestrian paths (400m reference radius); and most important pedestrian crossings. Source Map: made by the author. Images: (a) http://www.heapsoffun.com/
pedestrian-crossing-arts_2013.html; (b) http://www.visitljubljana.com/en/journalists/news/6322/detail.html?year_month=2009; (c) & (d) http://designcreme.blogspot.
nl/2012/12/pedestrian-crossing-street-art.html

2

Image 163. Author’s impression and design guidelines to pedestrian street Avenida Sandino.
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NODES AND LANDMARKS: WHERE IS THIS PLACE?
No generic design brought pride or citizen sense of belonging. The combination of the principles
retrieved from the literature review, which include the necessity of conformation of focal point, nodes,
landmarks, and citizen participation, shaped this vision of intervention.
The recognition of the Central Area’s and the Historical Core’s context, gives the standard of design. It
is in this process that the principles applied in the vision were thought in depth. The result was a series
of small interventions that can bring character and visual recognition of physical-natural features (see
Images a-c from Map 102). In this section is were the inclusion of the seismic grounds (see Image 164)
-a line of red trees, llamaradas del bosque that outline the path of the seismic fault- and the search
for a twofold solution for the flooding areas in the lake shore (see image a Map 102) is introduced - a
levee that functions as a recreational slope-.
Within the focal points and their design, the promotion of citizen participation will the guided. These
spaces will also reflect citizen pride through design, by for example permitting neighbourhoods to
decide on their own design for a community gathering site.
As expressed previously, within the cultural core it is important to permit awareness with the
surroundings. It is the shy skyline of this area which with specific visual lines can bring character and
cohesiveness to the area as a whole. Local integration will also be a result of the sense of commodity
on the public space. A vibrant and dynamic area that permits temporary uses for local commerce will
be an overall accepted guideline.
Map 102. Location of focal points or
main local nodes; bus routes; and
ground with environmental risk. Links
to case study projects.

(a)

Source Map: made by the author.
Source Images:
(a) “A dramatic detour”. City Park
competition entry, Copenhagen
by Danish practice Active City
Transformation. Source: http://www.
bustler.net/index.php/article/a_
dramatic_detour_by_active_city_
transformation/ on June 4, 2013
(b) Plaza San Martin, Cordoba,
Argentina designed by Miguel Angel
Roca. Source: http://udis-tmc.
blogspot.nl/2011/12/urban-spacesplan-as-pavement.html on June 4,
2013.

Image 164. Author’s impression and design guidelines for public space on seismic ground (the line of red trees represent the route of the fault).
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(c) Tanner Springs Park, Pearl
District, Portland, USA. Source: http://
www.bustler.net/images/news2/2011_
urban_edge_award_herbert_
dreiseitl_1.jpg on June 4, 2013.

(b)

(c)

THE HISTORICAL CORE AS HERITAGE LANDSCAPE
Consolidating the Heritage Landscape of the Central Area of Managua is one of the aims of this proposal
as the rebinding of this core area is based on its cultural, landscape & heritage assets. The already
mentioned values this area has, shown in the analysis, conform a fragmented area where each fragment
does not interrelate with the other; making it difficult for visitors and locals to understand the area as a
whole, avoiding the sense of place as the Historical Core of the city.
This section seeks to reinforce how the proposal presented in this graduation project. It begins with
the understanding of this area as a cultural construct and as a unique social space that offers an
experience for understanding the past and history of the city. It is based on the hypothesis that this
area then, has potentials to become a true heritage landscape of the city.
The task to integrate all the tangible and experiential qualities into a true recognized heritage site is a
complex one, specially in terms of finding a methodology to follow that acknowledges the individuality
of sites as unique social spaces. Nonetheless, the heritagescape “offers a coherent and overarching
methodology by which to identify the universal processes and elements that characterise heritage sites
(...)”. (Garden, 2006, p. 394).

The Boundaries of the Historical Core
The demarcation of the area helps to acknowledge the landscape of heritage as well as help to define
it as such. Nonetheless some tangible solutions such as fencing or building a wall around it do not
seem optimal, as it does not permit free and open access. These solutions also seem to reduce the
flow from the surrounding areas towards the core area, as well as limit visibility from outside to inside
and vice versa. That is why the design solution should aim to demarcate the area by making it different
from its surroundings, but still allowing it to preserve its public character.
Therefore the solution within the intervention scale aims to demarcate with softer although clear
patterns and elements of design (see Map 105). Some ideas towards solutions emphasize the definition
of the area by its pavement pattern, having the whole area defined by the same type of paving design
and materials as it is a pedestrian only area. Added to this, the main entrances, that once corresponded
to the vehicular roads that crossed it, will be given hierarchy with clear paving demarcations as well
as with the location of information signs that will provide orientation and relevant information about the
site. Furthermore, the perimeter of the area will be framed by tree planters, with a certain type of tree
relevant to its context, as well as with public transportation stops and road routes.

Consequently, the heritagescape method is undertaken in this
part to revise if this proposal of the intervention area collaborates
towards making up the landscape of heritage of the Historical Core
of Managua. This method “should make it possible to understand
three basic aspects: (i) how the individual site operates and portrays
the past, (ii) how one (or more) site(s) operate relative to another
and finally (iii) lead to a better understanding of the heritage site as
a larger concept and as a cultural phenomenon.“ (Garden, 2006, p.
397).
Based on the three guiding principles of (i) boundaries, (ii) cohesion
and (iii) visibility, Garden in her paper “The Heritagescape: Looking
at Landscapes of the Past” (2006) allows the identification of the
tangible components that make up a heritage site. For “it is the set
of individual components that, together, create a particular place.“
(Garden, 2006, p. 397). Therefore, allowing the understanding of the
three basic aspects mentioned in the paragraph above.
Although this analysis is based on the existing presence/absence of
elements in the site level, this methodology will be applied in the
examination of the proposed design qualities. As a means to incite
165. Definition of boundaries in the Historical Core of Managua. The image shows two details of design, the first one, from left to right, illustrates a typical entrance
the transformation of this area, recognize its potentials and promote Map
demarcation, with a different floor pattern from the rest of the pedestrianized core and the placement of sign posts with relevant information of the site. The second detail shows
its valorization within the city structure.
the demarcation through tree planters as well as the enclosed perimeter by public transportation routes and stops. Source: Made by the author.
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The Cohesion of the Historical Core
“Stated simply, cohesion is how the site holds together. It is this that imparts a sense of ‘place’ to
the site.” (Garden, 2006, p. 399). As the word in it self refers to the sticking together of particles of
the same substance. In that sense, the conglomeration of landmarks, heritage buildings, and cultural
landscape will become a cohesive whole, where its components are interconnected.
This interconnection is given through the relation with a larger scale as context (see Map 103t). The
location of the parks and open spaces of the Historical Core within a system of public spaces make it
part of a network that provides recreation and resilience opportunities for the local communities in the
area and the city. The public spaces within the Historical Core, which also include in this case the plaza
and other pedestrian paths, despite being in the middle of this network, manage to be both distinct and
yet, at the same time, part of its larger environment. All thanks to its unique character, sense of place
and design.
For this reason it is important to preserve the uniqueness of the area but also include it in a cohesive
whole that enhances its opportunities and resonances its qualities. This will be managed through the
inclusion of the Historical Core within the design of a consolidated centre within the Central Area. The
consolidation of the centre within its context will provide the necessary complementary uses that will
promote stay-in attractions and permit the unification of the area with its perimeter.
Also, the techniques and principles applied through design will enhance identity and cohesion within the
local communities, like for example with featuring focal points for gatherings (see Map 104, p 155).
This will build the capacity for organization and incentive community life as well as the encouragement
to participate in decisions about local urban change, improvements and development. Achieving then,
through time, sense of place not only due to familiarity and meaning but also probed mainly through
the real manners of the people with active involvement in the place.
The Visibility of the Historical Core
The Visibility principle has two components: physical visibility and cultural (in)visibility (Garden, 2008).
In terms of physical visibility the preservation of vistas is promoted, mainly through conserving the
same densities within the main visual frame (see Map 106), clear pedestrian routes and views towards
orientation landmarks. This goes hand in hand with the principle of promoting densification in the areas
not affected by seismic ground, which in turn hold opportunity areas for resilience and community
gatherings, recreation and public facilities.
As Garden (2008) states, cultural (in)visibility tends to emerge out of a changing vision of the past.
This relates to the Historical Core’s proposed guiding principle of agglomerating the main cultural uses,
functions and performances within its boundaries, promoting as well other uses to pop-up in its close
perimeter. With the inclusion of these uses, which are foreign to the current recreational and museumlike attractions, the landscape will assume a greater presence within the city; consolidating, together
with the two previous principles, the heritage landscape of the Historical Core.
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Map 103. Identification of Cohesion and Visibility elements in the Historical Core and its surrounding context. Source: Made by the
author.

THE HISTORICAL CORE AS REGENERATOR OF URBAN FORM
Throughout the process of this thesis document, the existing disconnection of the Historical Core within
the urban tissue of Managua is made evident. Therefore today, the Historical Core within the Central
Area as its local context, does not fulfil its structuring role within the urban tissue and suffers from a
fragile identity by not being immersed in a general urban context. This is a consequence of the lack of
a planning framework that aims to integrate all the systems of the city.
The lack of an integrational planning framework has led Managua towards a fragmented tissue of
market based initiatives. These initiatives grew fragmented due to the sectoral view of urban planning
by the municipal and central bodies in charge of the development of the city; as well as to the lack of
spatialization of the plans and regulations.
This proposal presents itself as a response to counteract the present spatial fragmentation and the
deepened social consequences that this has caused. Consequently, the proposal provides an integration
approach to stop the stagnated decay and informal process of the most valuable assets of the city.
These aspects are given within the framework of the functional recuperation of the Historical City Core
as a model of centre consolidation that aims to recognize the existing assets and the real needs of its
local communities.
With this proposal the functional recuperation of the Historical City Core is presented through the
recognition of its assets, which includes spatial, social and heritage landscape assets. With a certain
level of abstraction, the proposal defines three main roles of the Historical Core within its
local context. First, as the Heart of the City Centre, assuming that the consolidation of the
Central Area as the city centre will be a parallel process. Second, the role of the Historical
Core as part of the Heritage Landscape of Managua, where the framework for interventions
was presented along with their principles. And third, the subject of this section, how this
intervention scale fits into its context, and as a whole, defining its role of an activator for
spatial cohesion of the urban structure (see Image 166).

In essence, it is this new vision of the Central Area that aims for socio – spatial integration and
activation within responses to environmental needs, which reinforced with its main asset (the Historical
Core), will create replicas in other emerging and market-based centres. Towards transforming the
process of the spatial planning framework to a multilevel governance process that provides clear spatial
instruments to the local level’s needs and demands. Also, the analytical framework proposed in this
thesis, together with the integrated system focus, will provide the model needed according to the main
challenges presented in the context of Managua. Not only that, it opens up opportunities to rethink the
variables within the analytical and design framework, to fit to the most valued assets of each location.
In conclusion, the potential to recover city identity not only lies in the landmarks of tangible and
intangible value that are located within it but also the restructuring has a formal value because of its
historical layout and the role this area plays within the morphology and structure of Managua. This
graduation project reconsiders a new city model, that tries to increase the strategic value of Managua
and its territory, in order to transform it into a more attractive and cohesive city that offers greater
quality of life and better citizen coexistence. Thereby, it presents the recuperation of a lost identity with
the Central Area, although now it will provide a different role within the existing polycentric model that
the city holds.
In the image below the main approaches proposed that conform the model to initiate strategies in other
areas of the city are presented. The Central Area creates replicas towards reaching the vision’s aims.
The approaches refer to: operational, strategy and analytical framework (left to right in the illustration):

The work done until now within this graduation project, reveals that the identity of the city
can be restored, and the activation of the city’s urban restructuring towards a more coherent
urban form development can be initiated. All of this by having as a nuclear and key area the
Historical Core. This means that this Intervention scale has a larger identity that does not
only fit within the city centre or the heritage landscape of the city, it extends to the past and
is projected to the future.
It is in this thesis’ vision of Managua that the conformation of a network of urban centres is
given, where the Central Area of the city, hosting the Historical Core Area, is portrayed as
the main urban core. The conformation of this main urban core area is achieved through the
recuperation of its functional primacy, achieved in the proposal by integrating focus systems
and understanding their relations and translating them into principles of urban design.

Image 166. Representation of the Historical Core as the activator for other initiatives. It is based on the urban centres defined in the city scale vision
within this thesis and represents how the model of this proposal can be replicated to other centres towards reaching the aims described below.
- 159 -

The application of this proposal and the replica of its model towards other areas within the city, can help
to expand the search for competitiveness of metropolitan cities incorporating urban productivity growth,
a substantial improvement in the living conditions of its inhabitants, environmental sustainability and the
construction of relations of governance with a democratic character.

C. 4

All in all to reach and study further potentials of this relationship as well as the continuation of the model
of strategic urban proposal based on the integration of systems approach and multilevel governance.
Some of these potentials were already mentioned within this document (refer to Chapter II, section A.2,
page 56), and include:
- Ability to achieve a more balanced development between different areas of the metropolitan region.
- Achieving greater articulation and connectivity between these metropolitan areas, enhancing their
competitiveness.
- Establishment of a Central American network of metropolitan areas that would add their resources
and potentials facing the globalization process.
- Stimulate the development of corridors linking these metropolitan areas.
- It would constitute the basis for the creation of new forms of urban development.

FUTURE SCOPE

Image 167. Crate lagoon of Apoyeque located in the Chiltepe Peninsula, on the northwest of the urban tissue Managua. On
the horizon you can see the Managua Lake and the Momotombo Volcano .Source: http://www.skyscrapercity.com/showthread.
php?t=1533690 taken on June 18, 2013.

The future scope of this thesis seeks to make the link towards the continuity of the process begun with the
elaboration of this proposal. It reviews the chances this graduation project opens up, with the development
of its proposal, to study in depth the opportunities of an macroregional integration and to review the
possibilities of the continuation of the project towards specific actions for its implementation.

This proposal is a strategy that recognizes potentialities and restrictions and develops a framework for
intervention where the main visions are defined in terms of the guidelines and potentialities that need to
be followed. That is why, in turn, more instruments can be revised that are able to integrate the Managua
and Central Area visions with more concrete development actions.

The tendency of this proposal is to project the relations reached in the different scales and systems
towards a next stage. Mainly a stage that responds to the inevitable trend of transnational metropolization
in Central America. Here, the current strategies in the Central American level (infrastructure, economic,
cultural value and environmental) could also be interrelated with the lower levels of governance (see Image
142. Because by including the lower levels of governance and multilevel interactions, there is a tendency
to decrease segregation of the local communities and achieve coordinate territorial objectives. The model
of this thesis proposes the link of this relation, towards generating real integrated and multidimensional
answers.
This thesis creates the basis to strengthen the local and consequently the municipal scale by proposing a
flexible frame of discussion between different actors and their levels of governance as well as interrelation
of focus systems that defines a strategy that recognizes the cultural, social, heritage and environmental
assets of the city. It is this new model of city development that promotes a resilient Managua that will
respond positively and in parallel to transnational investments decreasing its tendency to create sociospatial polarization.
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Image 168. Abstraction of the vision of multinational development from the local scale to
the metropolitan area, to highest level of governance (Central America) Made by the author.
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CHAPTER IV

A.

OPERATIONAL FRAMEWORK

Image 169. Graffiti, in the walls of the Central American University over the Road Juan Pablo II, Managua. Source: Bernard Gordillo.
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One of key aspects presented in this graduation project is the lack of spatial planning perspectives that
fails to be considered in the plans for the urban development of Managua (see Image 171). Furthermore,
the problem of sectoral development is present in other countries in Latin America and in this case,
Managua is the case study within to understand this process. In the end, the model proposed and some
of these principles and strategies can be implemented in other developing countries around the globe,
as long as the specific context of each territory is respected and their specific assets are embraced.
Education
& social
progress

Business
development

A. 1

REVIEW ON CURRENT SPATIAL PLANNING FRAMEWORK

Image 170. View of a public school and its context on the northern part of the Central Area. Source: taken by Silvio
Balladares for the purposes of this thesis, on May 2013.

In chapter I - Background - under the section C,4 (Current spatial planning framework) the main
characteristics and current status of the planning framework of Managua is described. This first glance
was followed by an extensive and critical overview of different plans depending on the scale required.
For the scale of the city of Managua the plan reviewed was the Managua’s Municipal Development Plan
(PGDM) - Chapter II A.3 Building up the Strategy (I) - and for the scale of the Central Area of Managua
the plans reviewed were the Managua Municipal Development Plan 2012-2030, with institutional
emphasis and the Partial Plan Urban Planning (PPOU) for the North - central sector of Managua Chapter II B.3 Building up the Strategy (II) -.
In this section the aim is to review these three sections and provide a straightforward / summarized
conclusion, towards answering the following question:
What plans and decision making processes, throughout time, have influenced and led to the current
urban structure of Managua?
This question needs to be answered in a specific section as this one, because this graduation project
considers a vision for urban development based on specific criteria and solutions to activate the
process of urban restructuring of Managua towards a coherent and competitive city that is able to
provide for its citizens in a sustainable, resilient environment with equal opportunities. This spatial
proposal therefore needs to provide an operational framework within a frame for dialogue between the
different stakeholders and different levels of governance. The first step therefore is understand the
historical operational framework of managua and its Central Area.

Planning
framework
for the urban
development
of the city of
Managua

National
tourism
development

Health &
sustainability

Metropolitan
attractiveness
Local
government &
participatory
democracy
Urban
structure

Spatial
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Image 171. Abstraction to show the scope of
the Planning Framework of Managua and the
lack of spatialization in these plans. Source:
Made by the author.

Consequently, in the analysis of the current urban planning
and management tools, the main challenges compromise
a weak application of a systemic approach. The systemic
approach is associated with a group of elements that interact
with each other and, as a result of this mutual influence, new
elements arise. One of the most clear examples of this is the
uncoordinated strategies in relation with urban growth areas
and the protection of the water system in its superficial and
subterranean forms.
The dispersion of the city of Managua not only creates friction
with environmental resources but also with risk areas that are
defined as not viable for housing developments. This creates
a second challenge in terms of adaptation and risk mitigation.
The main axis of growth are now causing negative impact
and increased vulnerability to the Managua aquifer like for
example in terms of contamination (reference to map 29 page
63).
Other challenges include: reaching a set of sustainable
instruments for planning; an effective urban planning,;
strengthening the legal framework of urban planning; and
political will as well as government support to municipalities.
All in all within this fragmented environment in which the
current spatial planning framework of Managua is, the goal
is to achieve the activation of a process of a coordinated
political decision-making process with different actors, social
groups and institutions. This process should be promoted in a
particular institutional context to attain appropriate goals that
have been discussed and collectively defined. This way these
challenges will counteracted in a framework of a participatory
multilevel governance to avoid the continuity of fragmented
and punctual interventions
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Within the problem field that shaped this thesis, the lack of a clear structural planning framework for
the urban development of the city of Managua is identified. This has caused two major challenges that
have shaped the present city:
1- A denied cohesive urban structure with a planning direction, which recognizes the potentials of its
Historical City core, and
2- A Low sustainable performance.
The denied cohesive urban structure due to environmental and political eventualities have shaped
Managua into a city that does not recognize its potentials and misleads the city towards and
uncontrollable growth with traces of socio- spatial segregation. These eventualities present today, two
Managua’s: one that lies in the memories and images of the former centre before the 1972 earthquake,
and the other which is the one that is functioning today.
In the specific case of the urban planning framework, the evolution of the city has been as follows:

In 1980, the nascent government after the revolution, against the precarious economic situation that
after the earthquake and war traverses the country, published in La Gaceta, No. 007 the Decree No. 238.
This Act spoke around the donations from properties of the Urban Centre of Managua, hoping that there
were individuals who voluntarily would donate their property to the State.
In August of the same year, the 504 Decree of the “Law on land use in the areas of Human Settlements
Development” was approved. Nonetheless, this decree did not produce the expected results and in 1981
a new decree was issued, the 903 - Act of Expropriation of the Barrens Premises in the Urban Centre of
Managua.
In 1982 the Regulatory Plan of Urban Land Use was developed, although there was an absence of
an urban development plan. This plan was not implement due to lack of funds, but is the base of
knowledge of plans that are in force today.
In 1991, the government of Violeta Chamorro, grants authority over the city centre of Managua to the
Executive Branch of the State. Since then, the reconstruction project of the centre of Managua is divided,
claiming that two urban plans should rebuild the city: on one side the city centre and the periphery on
the other.

1- Period between the 1930s and the 1960s (see Image 172)
After the first great earthquake of 1931, in November 1954 the first national planning office was
established. In December of that year the “Coordinating Regulatory Plan of Greater Managua” is decreed
and fourteen years later, in October 1968 the amendment of the Rules of Urban Development, 1 and 3,
are approved. Even though the reconstruction of the city was needed because of an earthquake, none of
these plans or regulations considered the seismic action within them.

Image 173. Managua’s urban structure in the period following the 1972
earthquake: The structure of the city is transformed from unipolar to
multipolar (see page 54).

Image 172. Managua’s urban structure in the period between the 1930s and
the 1960s: Managua had a unipolar urban structure: the city had a defined
urban centre (see page 54).

2- Period following the 1972 earthquake (see Image 173)
In 1973, the National Emergency Committee was created, published in La Gaceta, No. 30. Nonetheless,
from that date onwards there was no legal action that clarified how the reconstruction of the centre of
the city was to be carried out.
In 1976, the Expropriation Law by Decree No. 229 was created, which was established as a mechanism
for rearrangement. However, this order was not enforced.
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In 1994 the Master Plan for the Central Area (PMAC) was created, but was not published in the official
media (La Gaceta). Nonetheless in 1995 the Municipal Agreement 03-95 was created, as the Regulation
of Central Area of Managua, still in force today.
In 1998, the act that orders to register in favour of the State all the land affected by Decree 903 (refer
to Map 11 on page 40) was published in La Gaceta, No. 041 under Presidential Agreement, No. 41-98.
In 2000, the Partial Plans of Urban Planning (PPOUs) were elaborated, were the Central Area became
part again of the Municipal scope within the Nor-Central Area (reference page 104).
Thus, today Managua lacks autonomy. In the same city coexist the State and Municipal powers, creating
a difficult ground towards a consensus to draft a genuine Urban Plan. In general terms, today the
urbanization of Managua is attended by three actors, each one acting on their own; two public which
are the City Council and the Executive Branch of the State and the third, which is engaged on what the
residents and private sector practice within its boundaries.

After the earthquake of 1972 the process of rebuilding the city structure develops from points or urban
centres that did not suffer heavy damages (see Image 174). From these centres a gradual process
began of inclusion of new residential areas, taking as the only pattern of growth the presence of seismic
faults. Areas were consolidated without an integrated urban development plan, where not only new
residential areas were resolved, but the treatment to follow with all networks and urban infrastructure
and equipment. This created the basis of the phenomenon that today characterizes the city of Managua,
which is its high degree of dispersion, of which its economic and environmental effects have already
been stated within this document.

Image 174. Managua’s current urban structure: Polycentric model in Managua: distributed clusters with a high level of dispersion
(see page 55).

Managua’s low sustainable performance:
The new developments to the south of
the city centre are causing significant
changes in the patterns of drainage and
infiltration due to increasing urbanization
and deforestation, the effects of
which result in the emergence of new
flood zones, as well as increased
sedimentation process on the shores of
Lake Managua (see set of Images 175177). This generates high environmental
vulnerability in the historical city core
area adding up to the existing social
vulnerability it possesses.
In the region that the Managua Basin
occupies, there is an accelerated
process of urbanization recorded,
mainly in the periphery of all the urban
agglomerations (of the neighbouring
municipalities). In many of these urban
agglomerations, there is no sanitation
system such as sewerage and garbage
collection, which affects negatively
the urban tissue of Managua as it is
located at the lowest point of the Basin
(see Map 8. Location of the Municipality
of Managua, within the Lake Managua
Aquifer, page 38).

Image 175. Managua’s Central Area lake shore in 2004. Taken from Google Earth

Image 176. Managua’s Central Area lake shore in 2007. Taken from Google Earth.

Today Managua continues without a General Plan that regulates the growth of the city and integrates the
Partial Plan of the city centre, and the Special Plans for the ordering of informal human settlements.
The proportions that Managua’s urban sprawl reaches, coupled with its unchecked growth, exceeds the
physical scale of the Municipality and already the problem is being transferred to the set of towns
that are attached to the capital city by a system of major road infrastructures. All this suggests that
the urban phenomenon of Managua and its area of influence,

exceed the responsiveness that the
municipality can provide.
For this reason the proposal of this project follows the train of thought towards an integrated urban
development model. This model doesn’t rely solely in the Municipality’s responsibility but suggests an
interactive framework in which diverse actors at diverse scales of governance are actively involved in
the policy making and implementation using diverse instruments for funding and organisation.

Image 177. Managua’s Central Area lake shore in 2010. Taken from Google
Earth.
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In Law 40: Municipality Act, the authority of the urban development is given to each municipality
and never establishes a link between the urban development of one city to another. Each Urban
Development Plan of the neighbouring municipalities of Managua focuses the development of its the
capital or head city. These Development Plans are not interrelated with the metropolitan region of the
capital city, Managua.
Thus, it is necessary and essential to ensure urban development in the metropolitan area of Managua,

identifying new context areas of influence that do not necessarily correspond to the jurisdictional
boundaries of each Municipality. This region, covered by the South Basin of Managua, is a homogeneous
biophysical region, which is physically interconnected, but politically and administratively divided with
particular and punctual views. All urban development plans of these municipalities have to be made
compatible with the urban development of the capital city, due to the process of conurbation.
Even though in recent years, due to the interest of the current government, there has been a response
through specific projects to social vulnerability and the reconstruction of the Central Area as the main
core of the city, these punctual projects lack an integrated view that includes environmental issues,
cultural and historical values and the vision of the city as a whole (see Image 178). The need of an
Urban Development Plan for Managua becomes clear, supported by a set of legal instruments that give
high priority to sustainable development of the city.

?

Consolidation of the Governmental Core

?

THE DECISION - MAKING PROCESS

Image 179. Touristic bus for the purposes of a seasonal fair. Source: taken by Silvio Balladares on 2009.

In this section the decision - making process of the spatial planning framework of Managua is
summarized and presented to identify its gaps and consequently, propose certain additions to
the process. Within the spatial strategic proposal of this thesis normative instruments, technical
and management tools have been revised towards including them in the process to assess their
potentialities and critically review its main problems.

Redevelopment of regional and local
recreational facilities

?
Development of Social Housing

Image 178. Scheme that portrays the lack of an integrational plan that aims to avoid fragmented
and punctual interventions. Made by the author.
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A. 2

For Managua, the main problems identified were: the need to strengthen the urban institutional
realm and its integration with higher scales and systems; and the formalisation of a technical and
participatory process for spatial development. Citizen participation is active in Managua although it is not
formalized within the city’s urban management. And, for an Urban Strategic Planning to contribute to
really ‘new’ ways of city management, it is essential to have institutionalised mechanisms and rules for
permanent citizen participation, for monitoring, feedback and supervising the results of the Plan (SINPA
and IHS, 2002).
Managua needs to break away from certain compartmentalised approaches that, even though they
seek to provide solutions for pressing problems they lack to integrate policy actions, leaving behind a
fragmented environment of spatial, economic, natural and social dimensions of urban development. ”For
a strategic urban plan to become implemented it requires a concerted, consensus oriented dialogue
between the key stakeholders who will have an important role in its implementation.” (SINPA and IHS,
2002, p3). In this way, the main aim of this review is to supply the main guidelines to reach a strategic
urban plan that could subsist in time and relate to different needs and interests.

As mentioned before, citizen participation in Managua is active and presents itself in different levels.
Nevertheless, the response to their demands are solved through punctual interventions and pressing
actions and in some cases, these councils receive funding for projects directly from the Central
Government, leaving the Municipal Government with a relegated role. The decision - making process for
spatial planning in Managua (see Image 180) brings together all sectors at the local level, but lacks a
binding level of alliances, policies and/or approach that will help them to integrate all these dynamics,
activities and services within this Municipality as well as its neighbouring ones.

Multilevel Urban Governance
At this point it is necessary to reinforce that the assessment of the Multilevel Governance model is
placed within the context of Managua’s urban development, which refers to its demographic, social
and economic development. Attributed to urban governance is fundamentally the nature, quality and
purpose of the relationships linking various institutional spheres involved—local state, civil society and
the private sector—in urban areas. These relationships span formally structured/regulated dimensions
and informal ones (Pieterse, 2000).
Consequently, this model is taken forward to reach a planning framework for spatial development based
on an integrated participatory urban development approach. This essentially implies to adopt a “holistic
policy framework in which top-down policy actions at diverse levels of governance and at diverse
geographical scales are to be integrated with bottom-up participation.” (EUKN, 2011, p.10)

It is also important to mention that there is a market driven development that is causing progressive
incompatibility of land uses mainly due to the transformations of land use patterns without any
regulated control, causing further spatial segregation of different social groups and a disorganized urban
growth. In addition, Non-governmental Organizations provide services that improve spatial and living
qualities of marginalized inhabitants of the city, but they also lack the inclusion of their efforts within an
integrated urban development approach around common main targets with other governance levels to
avoid independent actors and short-term impact of executed projects.

Taken from the Handbook for Multilevel Urban Governance in Europe (EUKN, 2011), the general principles
of multilevel governance for an integrated participatory urban development can be defined as:
• National, regional and local authorities should collaborate/cooperate with common goals, clear
targets and action plans to integrate local needs and national scale responsibilities;
• Governance networks for cooperation between public and private sector actors should be organised
in a more bottom-up manner and allow more flexibility at local levels;
• The interventionist and typically top-down models of (...) governance must be replaced by
cooperation with agreements (horizontal, vertical and hybrid) between public actors as well as
between public and private sector actors, and which can be defined and negotiated at local levels of
governance;
• Citizens’ participation should be a key target for local policy making. While participation and
bottom-up approaches are encouraged and regulated in contemporary urban societies, their
effectiveness may be limited by public decision-makers who act under the pressure of market forces.

The proposal of this thesis is based on the integration of systems that respond to local needs within a
process which permits the articulation of the initiatives of public and private stakeholders which seek
synergies for the development of Managua. This process aims to activate other initiatives in the city
scale which boost its linkage potential. Thus generating a coherent urban structure that creates equal
conditions for growth and development whilst decreasing negative impacts of large scale investments.
Evidently, this process creates a complex relation of levels and actors, that is why it needs a model
that provides a frame that promotes the exercise of authority at various levels of government. Hence,
the Multilevel Governance model is undertaken.

Within the model of Strategic Planning of the spatial vision of this graduation process, this model
of multilevel governance helps to define in which way the process can be made truly participatory.
As Strategic Planning is a process which permits the articulation of the initiatives of public and
private stakeholders which seek synergies for the development of a city, it substantially improves
local democracy and permits to establish a reference for all those economic and social actors who
can harmonise their own strategies with those scenarios which are desired for their city or territory.
Nonetheless the instruments needed to achieve this are not clear neither contextualized for this project
proposal.

Multilevel Governance “(...) can be defined as an arrangement for making binding decisions that
engages a multiplicity of politically independent but otherwise interdependent actors –private and
public– at different levels of territorial aggregation in more-or-less continuous negotiation/deliberation/
implementation, and that does not assign exclusively policy competence or assert a stable hierarchy of
political authority to any levels” (Schmitter 2004: p. 49).

Therefore, this chapter seeks to study the possibilities of application of the Multilevel Governance within
the strategic lines of the proposed spatial vision of the Central Area and accordingly reflect upon its
multiscalarity within its spatial and operational frameworks. Having as one of the challenges to promote
and to balance economic competitiveness, social inclusion and participation. Following, and as a first
step, is the abstraction of the proposed Decision Making process in Managua.

Image 180. Abstraction of the current Decision Making Process for spatial planning in Managua. Made by the author.
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The proposed process of decision - making includes in the spatial planning framework the levels of
governance that are currently missing as well as the need of spatialization in plans to improve both the
built and the natural environment and therefore increase the quality of life. In this proposed Decision
Making process (see Image 181) the intention is to answer the following two questions:
Which are the current gaps in this decision making process and how can they be filled?
What kind of key transformations does the vision proposal need to have to be implemented in the
decision making in Managua?

the city. These principles and instruments are needed to translate in spatial terms the need of an
integrated and sustainable urban development with a set of economic, environmental, social and cultural
principles; increase participation and cooperation at multiple levels of governance; and as the double
scope of this graduation project aims, to include the slum upgrading process within the action plans of
spatial plans.
The question that remains is what policy instrument suits the local governance context of Managua and
the profile of the proposed spatial visions of this graduation project. As the aim is to present a proposal
that will begin the activation of the discussion towards this model of multilevel governance in the city
of Managua, this section will address one of the many instruments that might be adopted to reach the
same goals of integrated and sustainable urban development.
Instruments That Can Facilitate Integrated Local Actions
As a result of the revision of participatory instruments for integrated urban development, the instrument
that complied with Managua’s setting is one that can facilitate integrated local actions. As the
Handbook for Multilevel Urban Governance in Europe (EUKN, 2011) defines them, these are spatial policy
instruments that are designed to facilitate integrated action (spatially, administratively and sectoral) in
a multi-dimensional setting by taking environmental, social, cultural and organisational aspects into
account.

Image 181. Abstraction of the proposed Decision Making Process for spatial planning in Managua
where the orange elements refer to proposed stages and links. Made by the author.

First of all, as it has been previously mentioned that the development of the National Development
Plan is crucial to recognize the need of integrating the systems that conform the urban development of
Managua. This will also guide Regional Alliances between neighbouring Municipalities; needed to promote
the correct interrelationships of different scales and systems.
For the specific case of Managua, due to its importance within the Nation as the main economic urban
core and its unique geographical location, all urban development plans of its neighbouring municipalities
have to be made compatible with its own urban development.
As a last inclusion, the proposal of direct links of the civil society and the private sector needs to be
established. Thus ensuring the multidisciplinary character of the Municipal Plan and the interconnection
of actions and competition targets. This way it is envisioned that two planning models and processes of
coordination of ideas could coexist: the ‘top-down’ approach, which is aimed at a strategic demand of
the city as a whole entity; and the ‘bottom-up’ approach, which represents the articulation of the social,
citizens’ demand.
As a final input, although part of the key proposal of this graduation project, is the proposal of spatial
planning perspectives within the current plans and policies that manage the urban development of
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This selection was made weighing the primary strengths of the current decision - making process, such
as the existing participatory city councils, with the weaknesses found, such as the lack of a higher level
framework with a role of integration of systems.
These instruments require an action plan to be developed at the local level (citizens, communities and
neighbourhood with the stage management of the local governments) within the framework of common
objectives set by higher levels in the public governance hierarchy (national governments or regions).
That is why the first discussion turns to address the scale referred to as local scale: the Central Area.
In this thesis the Central Area is the local scale due to the aim of framing the Historical Core within a
consolidated pole of attraction or centre within in the polycentric model of the Urban Scale Vision of
Managua (reference to city scale vision: page 70).
Once the Central Area local action plan is realized, it should be correlated with the national level to see
whether or not common objectives can be deduced. This will define actions, so as to guarantee that
there is accord between the common objectives set at higher levels of governance.
In the next section the Local Action Plan of the Central Area is developed as an exercise to portray the
translation of the instrument and the transformations needed to fit into the proposed decision making
process of Managua.

The central goal of this Action Plan is to guide the stimulation of integrating actions towards economic,
social, cultural and environmental growth and the balance between them. As this area is unique due to
its historical background, the cross-cutting component is the cultural heritage and landscape rebinding
in the city structure of Managua. All in all the aim is also to mix the existing projects with new initiatives,
being the innovate part that they are integrated into a common framework.
This phase is performed to ensure optimum development momentum and reconstruction process
both in the operational and organisational sense. The structure to explain this process begins with the
overview of the consultation of the meaning and importance of the Central Are and its Historical Core for
the inhabitants of Managua and a summary of the role as a structural and identity core for the city.

A. 3

LOCAL ACTION PLAN: THE CENTRAL AREA OF MANAGUA

Image 182. Youngsters playing basketball in a neighbourhood public space in the Central Area of Managua. Source: taken by
Silvio Balladares for the purposes of this thesis on May 2013.

The Action Plan for the Central Area of Managua corresponds to the testing of using cultural assets
as a redevelopment strategy. This means not only to identify culturally enhanced or representative
areas to market them as liveable and attractive areas but also to permit this activation to improve
the communities or surrounding neighbourhoods by enhancing living quality upgrades and creating
conditions for interaction and job opportunities.
The Action Plan of the Central Area is developed within a framework that relates to higher levels of
influence: recognizing the importance of the Central Area to achieve a coherent urban structure; placing
this urban structure within its own environmental and conurbated regional context; Managua, the capital
city, as the main economic urban core of the Nation; and the assessment of a transnational integration
opportunity with Managua as the an attractive and competitive urban centre.

As this consultation summarizes the main potentials and problems of the Area, the next step is the
definition of the actions and programs set up in phasing terms for development. Given the meaning,
scope and complexity of the reconstruction process it is proposed for some agreements to be taken
over between the Municipal Government and the Central Government as well as between the Managua
Municipal Government and other neighbouring municipalities, specially in terms relevant to the
environmental field. This is why the third topic to process is the division of the management of the area
in Development Units. To understand what level and scale of reference each unit has in relation to its
management structure.
Following this subdivision proposal for the urban management of the Central Area, the process and roles
of each stakeholder is suggested as well as the inclusion of the existing and new planning framework
tools in one binding frame.
This structure explained above completes the Action Plan for the Central Area within the graduation
project. This exercise focuses in studying new ways of making and implementing visions of urban
restructuring to open up possibilities and begin discussion towards achieving the main goal of improving
Managua’s growth whilst alleviating urban poverty trends. This Operational Framework chapter as a whole
mainly explores how the spatial visions developed in this thesis can be inserted in Managua’s decision
making process. Its a step before the study of feasibility and funding towards implementation, which are
not part of the scope of the thesis.
Linking this chapter to the strategy implemented in this thesis, the reflection that as “cultural heritage
is a ‘public wealth’, its management and its appropriation by the people require a legal, administrative,
rigorous and professional framework harmonised at the regional level so that intercultural dialogue is
also supported” (European Communities, 2007).
In essence, the benefit of linking urban management to the broader governance discussion is that it
allows to recast the urban management debate in relation to a range of policy trends in the city, which
are after all the result of political processes and relationships (Pieterse, 2004).
- 169 -

INHABITANTS AND PLANNING FRAMEWORK CONSULTATION
The consultation process within this thesis that gives way to the Action Plan is achieved through a
thorough theoretical review of the plans in force for the city of Managua and other papers that provide
results from citizen consultations. The plans and papers reviewed envision the Central Area playing
an important role in the restructuring of Managua. Hereby I present the summary of the result of the
measurement of the Central Area as an important area within the city planning of Managua.
As mentioned previously (reference to page 97), the plans reviewed were: the Managua Municipal
Development Plan 2012-2030, and the Partial Plan Urban Planning (PPOU) for the North - Central
sector of Managua. Both plans coincide in their vision that Managua needs its main centre recovered
and reconstructed, respecting its cultural and historical values. And consequently, the Central Area is a
special area for intervention, that needs its own regulations.

These projects resume the needs of the inhabitants of Managua, gathered by a series of citizen
consultation meetings during their process of elaboration; also, the requests and vision of the private
enterprise that could intervene in the city in specific programs were gathered and included. These plans
therefore, represent a summary of opinions from different stakeholders in the city.
Furthermore, as this process of recognizing the Central Area’s importance within the city’s structure
is one that has shaped the subject’s relevance definition, it is not of less importance any other
information that can further support the hypothesis. That is why, the consultation process gave way to
review different sources and other papers, documents and newspaper briefs that explain the visions or
importance of the Central Area for the city (Example: see Image 184).

In summary, the plans include as part of their main criteria for development, the revitalization of the
Central Area as historic centre of the city, considered as a special area for its reconstruction and
urban renewal. The aim is to convert it into the main civic, historical, political, administrative, cultural,
commercial and entertainment district of the city with category of Metropolitan Centre, taking into
account the seismic risk and other constraints prevailing as well as its potential and existing natural
physical features. Specifically, the Managua Municipal Development Plan 2012-2030 enforces the
cultural component within its boundaries with a set of guiding principles and the Partial Plan Urban
Planning (PPOU) for the North - central sector of Managua gets as far as defining the Central Area’s
specific zoning and priority projects (see Image 183).

Managua Municipal
Development Plan 20122030, with institutional
emphasis.
(Municipality of Managua,
November 2011)

Partial Plan Urban Planning
(PPOU) for the North central sector of Managua.
(Municipality of Managua,
November 2000)

Enforces the cultural component
within its boundaries.
Managua needs its main centre recovered
and reconstructed, respecting its cultural
and historical values.
The Central Area is presented as a special
area for intervention, that needs its own
regulations.
Defines its specific zoning and
priority projects

Image 183. Vision granted for the Historical Core and its surrounding context in the reviewed current plans for the city of
Managua. Made by the author.
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Image 184. Press release that reveals the great potential of the Central Area recovery for the projection of Managua nationally
and internationally. Source: LA PRENSA Newspaper, 2005. Taken from http://archivo.laprensa.com.ni/archivo/2005/junio/26/
nacionales/nacionales-20050626-06.html on the 16th of April, 2013.

As mentioned before this secondary review was the basis to begin with my own analysis of the urban
structure and chronological history of the Historical Core in relation to Managua. In summary it gave
way to understand other relations and became part of the backbone of consultations for this Action
Plan.
One of the findings that is interesting to mention in this section, is the results from interviews conducted
in Managua presented in a dissertation called “The Architecture of Mind 0. Devastated Cities” (Jordan,
2011). In this document the conclusions were that 68.1% of the most characteristic sites of Managua
were built before 1972 and that of the references that were built in the “Old Managua” (the Managua
before the 1972 earthquake) 63.3% still are still standing.

The structural importance of the Central Area, as well as the historical memory of what this centre use
to represent, carries today some challenges that any reconstruction proposal should take into account,
some of these challenges are (taken from Chaper II, section B.1 page 138):
Lack of connectivity
Insufficient alternative transportation modes
Traffic dominated areas

Lack of hierarchy and visibility of heritage values
Unintegrated lake shore
Stand alone plazas

Lack of active frontage and street diversity
Low quality public spaces
Sub-utilization of strategic sites

Functionally divided area
Vulnerable areas and inhabitants

Image 185. Memory map of the “old Managua”
(the Managua before the 1972 earthquake).
Source: Almudena Jordán Albesa, 2011. Taken
from http://biblioteca.universia.net/html_bura/
ficha/params/id/55282004.html on 25 of May,
2013.

What is interesting to highlight is that
the reticular structure is part of the
abstraction of the visitor/inhabitant
as well as the connection of the two
cultural landscape (geomorphlogical
values) of the area: the Managua lake
and the Tiscapa Lagoon.
Image 186. Memory Map of the present
Managua (2011). Source: Almudena Jordán
Albesa, 2011. Taken from http://biblioteca.
universia.net/html_bura/ficha/params/
id/55282004.html on 25 of May, 2013.

What is interesting to highlight is that
the dispersion of the city is part of
abstraction of the visitor/inhabitant.
Also the importance of the main road
structure for the direction of growth of
the city. The “old Managua” is taken
into consideration and is represented
as a formal and consolidadted area
with relation to the Managua Lake.

Nonetheless there are also potentials in its current state. Some of the potentials recognized in the
analysis made in this thesis include the cultural landscape values that have potentials to integrate the
urban structure to its context as well as promote its uniqueness in the region. For example, the lake
shore is a high valuable environmental and geomorphological value that promotes uniqueness and high
attraction towards the city if integrated and designed correctly.
The historical memory of the “Old Managua”, where the Historical Core is set, has vacant land due to its
location over high risk seismic ground. This land has a high value for its transformation into open air
functions or facilities that support urban functions These areas also generate opportunity to establish
a green network connecting these affected plots to create public space networks to serve the need of
green area per inhabitant. And consequently apply the densification strategy that embraces the seismic
land towards the city’s resilience.
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STRATEGIC ACTIONS AND PHASING
In this case the Action Plan is developed at the local level within the framework of common objectives
set by the other two scales of reference: the Urban scale, where the needs of the city structure were
defined, and the intervention scale, where the principles of its context scales were tested. This is the
basis for the allocation of main programs needed within the Area.

Program
Program

Accessibility
Accessibility

Consolidation of Road Network
Consolidation of Road Network
Recuperation of Inherited Grid!
Recuperation of Inherited Grid!

Improvement and extension of
Public Transportation
!
Improvement
and extension
of
Public Transportation!

Revitalization and remodelling of
pedestrian paths
Revitalization
and! remodelling of
pedestrian paths!

Construction of cycling paths and
routes !
Construction
of cycling paths and
routes !

Cultural
Cultural
Heritage
Heritage

Environmental restoration and
protection
Environmental
restoration and
protection
Maintain and improve the Historical
Core and improve the Historical
Maintain
Core
Promotion of Cultural Landscape
Promotion of Cultural Landscape
Consolidate the uniqueness &
identity of thetheCentral
Area &
Consolidate
uniqueness
identity of the Central Area

- 172 -

The vision of the Central Area was the basis for the generation of related key topics and/or general
programs to be taken forward. Within the vision the key topics (or focus criteria: reference page 117)
include four broad but closely interrelated concerns: Accessibility; Cultural - Heritage; Social Networks;
and Functions, these subdivide the programs in a first stage, to follow the same structure of analysis
and response. In a later stage these programs and their projects interrelate with each other to specify
the units of development, their phasing term and the role of their stakeholders. The programs within
each focus criteria are as follows:

Actions and projects
Actions and projects
! Construction of the Coastal Drive
Extension of the
urban
grid Drive
towards the coastal drive
! Construction
of the
Coastal
Categorizeofstreets
! Extension
the urban grid towards the coastal drive
Remodel streets
! Categorize
streetsto show their hierarchy in the road system
Re-establish
gridtoinshow
closed
blocks
withininresidential
areas
! Remodel
streets
their
hierarchy
the road system
Promote urban
grid
withinwithin
the Governmental
Core
! Re-establish
grid
in continuity
closed blocks
residential areas
Recuperate
gridgrid
flowcontinuity
and access
specially
within the Oriental
! Promote
urban
within
the Governmental
Core Market
! Recuperate
flow the
andwater
access
specially within
the Oriental Market
Promote andgrid
extend
transportation
service
Provide bicycle
and water
routes
as alternative
modes of transportation
! Promote
and extend
the water
transportation
service
! Extend
access
construction
Providepublic
bicycletransportation
and water routes
as and
alternative
modesof ofterminals
transportation
Open anpublic
east-west
public transport
in the of
Governmental
! Extend
transportation
access connection
and construction
terminals Core
Construction
of the public
Bus-way
projectconnection in the Governmental Core
! Open
an east-west
transport
! Construction
of the Bus-way
Extend South-North
pedestrianproject
towards the lakeshore
Downgrade
vehicularpedestrian
traffic barriers
withtheproliferation
! Extend
South-North
towards
lakeshore crosswalks
Clear pedestrian
routes
towards
landmark
views
! Downgrade
vehicular
traffic
barriers
with proliferation
crosswalks
! Clear
routes
Bicyclepedestrian
paths within
the towards
reservoirlandmark
area views
Create bicycle
paths the
along
established
! Bicycle
paths within
reservoir
area routes that allow access and different experience
the areabicycle paths along established routes that allow access and different experience
!of Create
! Bicycle
of
the areapaths within main pedestrian axis
! Bicycle paths within main pedestrian axis

! Creation of the Managua Lake Reservoir area
Reforestation
the lake Lake
shoreReservoir area
! Creation
of theof Managua
Lagoon reservoir area
! Reforestation of the Tiscapa
lake shore
! Creation
of rain
water
management
Reforestation
of the
Tiscapa
Lagoon parks
reservoir area
! Creation
of rain
water the
management
parks s character: promote cultural and artistic uses
Maintain and
improve
Historical Core’
and
functions
and permitted
access to promote
architectural
and and
monumental
! Maintain
andEnhance
improvevisibility
the Historical
Core’ s character:
cultural
artistic uses

landmarks
and functions Enhance visibility and permitted access to architectural and monumental
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PHASING
In this section the proposal for the Central Area is resumed by placing action and projects within their
programs and focus components in a phasing period matrix. The idea is also to overview the process
and its summary in terms of organisational types for these programs for further location within the
development units.
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PHASE I: SHORT-TERM ACTIONS AND PROJECTS
- Extension of the urban grid towards the coastal drive
- Categorize streets and design to fit their hiearchy
- Promote urban grid continuity within the Governmental Core
- Promote and extend the water transportation service
- Provide bicycle and water routes as alternative modes of
transportation
- Open an east-west public transport connection in the
Governmental Core
- Extend South-North pedestrian towards the lakeshore
- Downgrade vehicular traffic barriers with proliferation
crosswalks
- Clear pedestrian routes towards landmark views
- Create bicycle paths along established routes that allow
access and different experience of the area
- Bicycle paths within main pedestrian axis
- Creation of the Managua Lake Reservoir area
- Reforestation of the lake shore
- Reforestation of the Tiscapa Lagoon reservoir area
- Maintain and improve the Historical Core’s character: promote
cultural and artistic uses and functions in it by relocating
building within its area and improving its accessibility
- Restore monuments and landmark visibility throughout the
urban tissue
- Integrate public realm disconnected areas to the open space
network
- Promote artistic and flexible pedestrian crossings through the
area and over main roads to create easy access and walkability
- Clear pedestrian pathways with function categorization
- Within the reservoir gateway include recreational,
gastronomic and commercial facilities that will attract visitors
- Expansion of the role of arts and culture
- Increase street activity
- Gradual densification and social groups diversification
- Promote security of tenure, sense of belonging and
community links for residents
- Connect the residential grids with cycling and pedestrian
paths to mix-use and commercial corridors
- Extend the public transportation system and verify radius of
400m from any point of the access
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- Promote pedestrian and public transportation by clean and safe roads
- Follow precautions within seismic zoning areas
- Equal distribution of educational facilities and health services
- Create orientation axis towards the lake and the historical / cultural core
- Promote technical education and participation in cultural events
- Reinforce belonging through clean streets by placing rubbish in specified containers

Map 104. Short term actions and projects of the Central Area vision. Made by the author.

PHASE II: MEDIUM-TERM ACTIONS AND PROJECTS
- Construction of the Coastal Drive
- Promote security of tenure, sense of belonging and community links for residents
- Remodel streets to show their hierarchy in the road system
- Relocation of families in high risk areas within a close radius of previous dwellings
- Re-establish grid in closed blocks within residential areas
- Connect the residential grids with cycling and pedestrian paths to mix-use and commercial corridors
- Provide bicycle and water routes as alternative modes of
- Extend the public transportation system and verify radius of 400m from any point of the access
transportation
- Provide gathering nodes for workers and locals for eating, recreating and exchange
- Extend public transportation access and construction of
- Equal distribution of educational facilities and health services
terminals
- Regulate public access to reforested areas and promote the participation within environmental
- Clear pedestrian routes towards landmark views
consciousness campaigns
- Create bicycle paths along established routes that allow
- Construct community nodes for gatherings
access and different experience of the area
- Reforestation of the lake shore
- Creation of rain water management parks
- Maintain and improve the Historical Core’s character: promote
cultural and artistic uses and functions in it by relocating
building within its area and improving its accessibility
- Enhance visibility and permitted access to architectural and
monumental landmarks
- Design the lake’s reservoir gateway
- Connect sport facilities, plazas, parks and green spaces to
surrounding public space networks
- Regulate the lake’s water level with the construction of an
artificial levee that integrates to the natural environment
- Promote artistic and flexible pedestrian crossings through the
area and over main roads to create easy access and walkability
- Use seismic zoning areas for creation of rainwater
management parks
- Seize high risk seismic areas as parking areas and open-air
public recreation, commercial and community-building areas
- Mix - use within residential areas and main road network axis
- Clear pedestrian pathways with function categorization
- Promote mix-use of services, offices, residential, commercial
and facilities
- Connect new and old facilities with pedestrian routes with
active frontage
- Expansion of the role of arts and culture
- Gradual densification and social groups diversification
Include active frontage with facilities features within main
pedestrian axis
- Clean the internal accessibility within the urban fabric
Map 105. Medium term actions and projects of the Central Area vision. Made by the author.
implying relocation and reconstruction of certain blocks
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PHASE III: LONG-TERM ACTIONS AND PROJECTS
- Remodel streets to show their hierarchy in the road system
- Recuperate grid flow and access especially within the
Oriental Market
- Construction of the Bus-way project
- Bicycle paths within the reservoir area
- Creation of rainwater management parks
- Design the lake’s reservoir gateway
- Exploit scenic views in residential areas such as the ones surrounding the Tiscapa Lagoon
- Open space networks that connect new rainwater
management parks and existing parks and plazas
- Regulate the lake’s water level with the construction of an
artificial levee that integrates to the natural environment
- Mix - use within residential areas and main road network axis
- Connect new and old facilities with pedestrian routes with
active frontage
- Increase street activity
- Gradual densification and social groups diversification
- Relocation of families in high risk areas within a close radius
of previous dwellings
- Follow precautions within seismic zoning areas

Map 106. Long term actions and projects of the Central Area vision. Made by the author.
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DEVELOPMENT UNITS
The Development Units defined in this proposal serve as management subdivisions that have a
distinction of the level and scale of reference in relation to its urban management structure. They are
territorial extensions within the Central Area that have homogeneous characteristics (to refer to the
exact description of each Development Unit go to page 127 of this document). These characteristics
are determined by their location, land use, types of buildings, the current and proposed situation of
their urban systems as well as the types of interventions projected for the complete development of
their assets. In accordance, these units will determine the percentage of influence and role of each
stakeholder as well as its level of governance and systems of influence.

- Recovery: It holds actions that seek to rescue of natural, landscape and scenic settings towards
their protection and balanced exploitation for public recreation. This also includes the fitting of these
settings to decrease the cause of urban vulnerability through environmental hazards. Consequently
intervene with natural barriers increasing the urban population’s resilience.
- Reorganization: this implies the drastic actions of relocation, replotting and rehabilitation of urban
blocks towards their reconstruction and recuperation of accessibility as well as their urban and
environmental renovation.
- Transformation: it corresponds to change in land use in consolidated areas due to environmental
risk or strategic importance. These areas deserve implicit actions in the allocation of a new land use.
For each of the 12 Development Units that are identified in this proposal (see Map 107) the overview of
their urban treatment is defined, as well as the predominant type of intervention for its development.
One important step to reinforce is that the presentation of the list of actions and programs needs the
level of governance that is related with it. In general, within the proposal of the Central Area there are
two types of urban management levels that hold different development units. This separation of types is
made because the organisational structure needed, involves different levels of governance.
The two types are: (1) the units with general organization structure (see Image 187); and (2) the units
with special organisational structure that mainly involve more influential participation of the higher
levels of governance such as regional alliances and/or the national level (see Image 188).

Map 107. Urban Development units of the Central Area vision. Made by the author.

Some types of interventions to be taken forward in these development units can already be mentioned
in this phase, which include:
- Assurance: this means to maintain and preserve the existing context and its current urban
configuration, which includes land uses, urban environment and architecture typology. In this subject
restoration and preservation of historical and heritage values, in determined places, are also included.
- Consolidation: this means the maintenance and strengthening of the current land use and decrease
its stagnated decay through restructuring and improvement actions. This goes in combination with
the introduction of new complementary elements, as well as encourage its functional inclusion of
the particular sector to its context within the Central Area.
- Reconstruction: it includes the execution of new development and densification projects within
rehabilitated plots for their intensive, formal and permanent use.

The generic structure units (see Map 108) has the representation of the national level of governance
or the Central Government channelled through the Municipality Office. Together with the civil society
sector, correspondingly with its area (education, health, culture), the Municipality Office becomes
the board of trustees that promotes interventions and receives the private sector in the technical
and execution phases. Within the decision-making process these units correspond to the level of
conformation of the Municipal Plan and its tools for implementation. In this process, as explained
previously, the citizen councils are an important part of the process, and in the organisational structure
are included as the Neighbourhood Associations.
The units that are specified to have special organisational structure (see Map 109) suggest that the
municipality and the central government act together in their correspondent levels of governance (in
the other structure the municipality channels the central government within its office. These units
conform the literal translation of the correlation of the Municipal Plans with Regional Alliances, like
it was proposed in the decision-making process. One example is the creation of the Managua Lake
reservoir, a shore line that is shared by diverse Municipalities. Similarly, in both structures private
actors pose as the ones supporting the implementation of the projects as well as providers of technical
assistance in cooperation with the external cooperation and the civil society.
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Image 187. General Organisational Structure of the Central Area vision. Made by the author.

Map 108. Location of the Development Units with General Organisational Structure of the
Central Area vision. Made by the author.
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Image 188. Special Organisational Structure of the Central Area vision. Made by the author.

Map 109. Location of the Development Units with Special Organisational Structure of the
Central Area vision. Made by the author.

In the following images, the key actors or stakeholders are related to the elements that were defined
in the programs for each Development Unit. “The complexity resulting from the increasing number
of public and private sector actors, citizens and organisations at different levels of decision-making
and increasing pressures from the market require policy-makers to tackle different urban problems
simultaneously and in a coordinated manner.“ (EUKN, 2011, p19). These elements are correspondent to
the projects shown a few pages back, organized within their focus. What is interesting to highlight is that
this exercise gave way to the understanding of different levels of interest and influence that each level
of governance could have in each focus group. Also, the subdivision is another way of studying the
interrelations of the actions and projects towards the implementation of the proposal.

Image 189. Key actors & correspondent projects per focus in units with general organisational structure. Made by the author.

A key aspect to develop now is what type of roles each key actor should have, towards completing
a framework where these diverse actors can foresee how to participate in a coordinated matter
within their levels of governance. The definition of the roles of each actor will contribute to pursue
an urban governance approach, which includes characteristics such as: “a new political culture that
allows a flexible and responsive administration, the structural participation of citizens/clients/users,
and decentralised decision-making mechanisms, or, as mentioned in the White Paper on European
Governance (COM 2001, 428), openness, participation, accountability, effectiveness and coherence.”
(EUKN, 2011, p8).
As it has been expressed within this graduation project, Managua has a complex nature of urban issues.
The main conceptual backbone of this thesis is based that due to this nature, the need of an integrated,
multidisciplinary, transparent and holistic approach is needed.

Image 190. Key actors & correspondent projects per focus in units with special organisational structure. Made by the author.
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ROLES AND RESPONSIBILITIES OF DIVERSE COLLABORATING ACTORS
The general principles of multilevel governance for an integrated participatory urban development
(EUKN, 2011, p18) undertaken in this thesis due to the context of this proposal, can be defined as:
• National, regional and local authorities should collaborate/cooperate with common goals, clear targets
and action plans to integrate local needs and national scale responsibilities;
• Governance networks for cooperation between public and private sector actors should be organised in
a more bottom-up manner and allow more flexibility at local levels;
• There should be a framework for cooperation with agreements (horizontal, vertical and hybrid)
between public actors as well as between public and private sector actors, and which can be defined
and negotiated at local levels of governance.
Because of the recurring negotiation and dialogue between diverse levels of governance, effective and
efficient institutional instruments are needed to deal with this complex relationship. The instrument
chosen as the most adequate to apply within Managua, intends to avoid fragmented and punctual
interventions and to complement or even replace them with strategic interventions that aim at
integrated actions with a multi-dimensional, multi-actor and multi-scalar setting that helps to achieve
better results; it defines the process and roles of diverse levels of multilevel governance (see image
166). These are spatial policy instruments that are designed to facilitate integrated action (spatially,
administratively and sectoral) in a multi-dimensional setting by taking environmental, social, cultural
and organisational aspects into account (EUKN, 2011).
In relation to the scope of this proposal for this thesis, the roles of diverse levels of governance are
defined around the common targets defined in the aims and definition of the subject. The Role of the
National Government should include the management and direction of the National Urban Development
plan. This plan should have result regulations that include the interrelation of systems that conform
the urban structure in which broad cross-cutting instruments are developed to serve the common
goals. Consequently, the National Government should guarantee the compilation of the common policy
targets, focus actions and key issues defined by the lower levels of governance (local communities,
cities, neighbourhoods) and reflect them in the national policy documents. The role of regions includes
the conformation and institutionalisation of alliances to develop territorial strategies that interconnect
economic, social and environmental challenges for sustainable and competitive regional development.
These alliances will strengthen this level of governance and encourage inter-urban cooperation to
achieve common regional competitiveness and sustainability targets.
For the Municipality of Managua or the local government, the role is to add to its legislative framework
a series of instruments and principles to translate plans into spatialized visions. This will promote the
translation and help towards the fulfilment of regulations by developers. This goes hand in hand with
defining the local action areas in relation to the vision of the city (whose targets are correlated with
higher and lower levels of governance). Also, the revision of the current development of strategies
and plans should be undertaken to assure that integrated urban development and participation are
encouraged within their operational framework.
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In terms of citizen participation, it has already been mentioned that city councils exist and function
in the Municipality of Managua. In the structure of the decision - making of Managua, it is now proven
that participation is an instrument for social inclusion. However, “only active and socially integrated
individuals and groups will make use of opportunities to participate, while excluded individuals and
groups, who either perceive participation as useless or unimportant or do not know how/why to
participate, remain inactive. Therefore, activating those individuals and groups is the main challenge in
terms of participation”. (EUKN, 2011, p19). Many do not participate in these city councils because they
feel they are too politicized. This is a recurrent problem in Nicaragua. Some plans are not continued,
or some ideas are not even made physical because of political rivalry. For this reason one of the most
important roles in the lowest level of governance, which is related to the local scale definition, is the
encouragement of participation in neutral grounds, gathered around the sole aim of improving their city.
Within this level of governance are the citizen councils, NGOs, neighbourhood level organisations, civil
society and other individual citizens. Other roles they hold revolve around the definition of the needs
and demands of the urban community to translate them into local action objectives that fit with the
framework of national/regional/local common objectives. The local action plans should be developed at
the local level (with the stage management of the local governments) within the framework of common
objectives set by higher levels of governance.
Steps
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   191. Proposed process and roles of diverse levels of multilevel governance in Managua. Made by the author based on
Image
“Process and role of diverse levels of multilevel governance (EU, national, regional, local, neighbourhood, private sector). EUKN,
2011, p 23.

In this section some conclusions are made around the proposal on the decision - making process
of the spatial planning framework of Managua and the organisational structures and interrelationships
between levels of governance suggested in the Action Plan.

A. 4

DESIRED OUTCOME: INTEGRATED URBAN DEVELOPMENT

Image 192. Ruben Darío Monument within the Plaza carrying the same name. Located on the south side of the National
Theatre within the Historical Core. Source: taken by Silvio Balladares for the purposes of this thesis on May 2013.

For starters, the clarification of the role and characteristics of Integrated Urban Development is done,
to help with the revision of the process previously explained. As the Handbook for Multilevel Urban
Governance in Europe (EUKN, 2011) states coordination, cooperation, participation and integration are the
key principles of the multilevel urban governance approach and can be connected through crosscutting
policy instruments. Urban governance is not an end in itself; it is a means of achieving integrated urban
development. The basic characteristics of such an integrated urban development approach are:
• First, integrated area development should have a multidimensional plan taking ecological, social,
cultural and organisational aspects into account;
• Secondly, communication between diverse levels of governance should be structurally built-in and
continuous;
• Thirdly, bottom-up participation should form an integral part of the Urban Development
Programmes (UDPs) – not just because it produces relevant information;
• And, finally, a political agenda should be established to support integrated urban development at
diverse levels of (...) governance to prevent fragmented outcomes.
To be able to measure if the elements done in this section (A) of Operational Framework sums up to
create the basis of and integrated urban development process, a short summary of the steps is made.
The first element within this section was the review on the current spatial planning of Managua to
identify the gaps and missing links within this process. This review, mainly from what was analysed
in depth within other chapters of this thesis document, demonstrates a lack of urban structure
spatialization in the plans. This causes that the strategies are not integrated within one frame, but rather
are fragmented initiates that cause a fragmented result with segregation consequences for the citizens.
Also it creates a poor translation of the regulations in the construction sector and the projects that do
end up realizing what the plans envision don’t have a clear line towards the same targets in higher
levels of governance and higher scales and systems.
Further on, the abstraction of the decision - making process was elaborated, to clarify the need of
inclusion of a model of multilevel governance to achieve real integration of systems and correlation of
objectives and actions. Mainly, to start discussing upon the possibilities and/or challenges of applying
the multilevel governance, the identification of the missing levels within this process was included
whilst organizing the actors within a framework that permits a better coordination to reach agreed upon
common targets, focus area and objectives. In the following part, to be able to test the spatial vision
within this proposed decision - making process, an instrument was chosen to facilitate integrated local
actions in this multidimensional setting. One of the requirements to follow this exercise, established by
the chosen instrument, was the elaboration of the Action Plan for the local level.
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As mentioned previously, the local scale in this proposal corresponds
to the Central Area, the perimeter context of the Historical Core of
Managua, which is part of the strategic urban planning vision. The
Action Plan elaborated, reinforces the importance of the Central Area
to active other initiatives within the city. Reinforcing that this level’s
vision presents itself as a tool for local development which conceives
strategic interventions that guarantee the quality of life, and cultural,
economic and social progress.

Abstraction of the proposed Decision Making Process for spatial
planning in Managua

National (Spatial) Development Plan
(Integration of Systems)
Regulations

This proposal then formulates a certain model of centre consolidation,
that is correlated already with the city scale vision proposed. The
part within the Action Plan that reviews the importance of the Central
Area summarizes the main problems and potentials to give way to
the programs and projects needed to reconstruct and reconnect it to
the urban tissue and truly begin this repercussion process mentioned
before.

Regional Alliances
(Neighbouring
Municipal Strategies)

Civil
Society
Department Citizen
Councils

The programs enlisted, nevertheless, have different levels of influential
governance within them. That is why it was important to create a
subdivision of management in the defined Development Units.
The organisational structures are part of the strategy and Action Plan
for the Central Area. Within the conformed Development Units there
are two types of structures, one that will correspond to a unique one
and the other to a more general one. This will improve the efficiency
for the implementation of the spatial proposal as well as define
the involvement of the other participating sectors in the process of
implementation.
The study of the relation between the proposed decision - making
process and the organisational structures is now presented (see Image
193) as a reflection of the previous summarized process. This was
done to measure the percentage of influence of the stakeholders.
In essence what is represented is that the special organisational
structure include units that will have results within discussions and
coordinations of higher levels of governance, such as through the
regional alliances. And the general structured units include the way
the programs and projects of the Municipal Plan will be managed. This
does not imply that other levels will not influence, it just reinforces
the link of integrated systems by having before the establishment of
organisational structure the decision making process.
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Image 193. Relation between the proposed decision - making process for the Planning Framework of Managua and the proposed organisational structures of the
Development Units of the implementation Action Plan. Source: Made by the author.

RECOMMENDATIONS
In this exercise of defining a possible Operational Framework for the Central Area’s spatial planning
management and development strategy, the other scales of influence were never unlinked. This
permanent correlation between scales corresponds with the train of thought that all the actors at
different governance levels should agree upon common targets and therefore, all demands and needs
should be balanced and reflected on policies, regulations, and plans.
Although other instruments could be applied within this framework of multilevel governance and
strategic urban planning, the aim should remain to achieve participatory urban planning policies that
are based on real needs of the citizens. The search of bottom-up innovations should be encouraged
within local governments to reach tailor-made responses. Nonetheless, these participatory processes
should be fed with constant awareness of issues that matter to everyone such as climate change,
pollution, urban poverty, among others. Also, realistic financial ceilings should be presented by the
local government within this setting, as this process of participation tends to rise expectations. Usually,

if ideas are not realised or included it discourages citizens to participate again, “[t[his (...) explains why
a growing number of cities can be found today which have started experimenting with the concept of
“participatory budgeting”, with a direct concern for what is feasible and realistic.” (IHS, 2002, p65).
There is a recurrent challenge in fulfilling the aim of defining policy priorities in a setting of potentially
conflicting interests. Nevertheless common good needs to be strong enough to unite everybody
under the same umbrella: to fight for economic growth whilst respecting local conditions; to improve
quality of life whilst breaking cultural impediments; to promote urban development whilst respecting
our environmental resources. So, in the process of reaching common targets and the balance of the
demands of the different groups part of the different levels of decision-making, the possible types of
influence can be pointed out (see Image 194); projecting the gains of alliances and coordination.
The clear setting of the roles of each level of governance should also be clear, portraying that being in
a higher level of governance does not necessarily imply a high hierarchical authority over other levels.
The main recommendation though and essentially
the aim of this section, is to incentive the
exploration of “new” ways of city management;
where citizen participation is part of the
institutionalised mechanism of the decisionmaking process and the local government
performs a double role of development facilitators
as well as communicators and interlocutors.
The tendency of this proposal, as well, is to
project the relations reached in the different
scales and systems towards a next stage. Mainly
a stage that responds to the integration plan of
Central America where the current strategies
(infrastructure, economic, cultural value and
environmental) are also interrelated with the
lower levels of governance. The model of this
thesis proposes the link of this relation, towards
generating real integrated and multidimensional
answers.

Image 194. Possible types and results of influence between different levels of governance in relation to the proposal of and Integrated Urban Development. Source: Made by the author.

In essence, the responsibility of the future of
Managua is a shared one; it needs coordinated
policies to face complex changes and to respond
to the need of sustainable development.
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CHAPTER IV

B.

REFLECTION

Image 195. View South towards where Managua has its growth tendency pattern. Source: taken by Silvio Balladares. Photo taken for the purposes of this thesis on May, 2013.
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INTRODUCTION

1. METHOD OF INTEGRATING RESEARCH AND DESIGN

Throughout this section I reflect upon the final symbiosis of the research carried out for this thesis
project and the design process. The exploration of the incorporation of research into the design process
starts with the definition of the subject. This process of defining the main focus of the project, as well
as the variables of exploration, began with a thorough literature review based on the main interests I
had within the context of spatial quality and development in Nicaragua and urbanization of poverty and
informal processes. As the subject was taking shape, the theoretical research became the backbone of
the concept and the data research took the main stage.

The process that the elaboration of this thesis undertook and the way it combines research and design
follows the analysis-synthesis model. This model applies to the train of thought of this thesis for it
involves the acquisition and assessment of knowledge to produce general rules to ground the proposal
on real needs.

Consequently, the theoretical and data research have been part of the whole projects course, but it
can be resumed in mainly three stages of the design process: before design; during design; and after
design. Before design, which includes: intrinsic research, library research and the first overview of the
site inventory and analysis. During design, as findings that influence the concept generation process
and the application of the concept on the site. And after design towards the evaluation of design and its
justification.
In a parallel process the methodology was chosen, defined
upon through the first findings of the existing conditions of
the spatial planning framework of Nicaragua and specially
of Managua. In this process was were the three fold
integration approach was decided upon. The integration
approach is based on the combination of the critical review
of the current planning framework, the current conditions
of the urban systems of the city and the stakeholder
demands of the intervened scale towards coming up with
criteria and solutions that respond to the context.

Milburn and Brown (2003) describe the analysis-synthesis model (see Image 196) as a process that
“involves several important assumptions: research information is provided before the onset of the
project; the mind collects this information and stores it until a situation arises where it can be applied
(Gelernter, 1988); the problem is broken down into elements; the information is accessed, analyzed, and
applied to the appropriate elements of the design; the elements are synthesized to create a coherent
design or plan; and results are evaluated and stored for future use (Lawson, 1980; Ledewitz, 1985).”

Current Planning
Framework

Current
Conditions

Stakeholder
Demands

Criteria
Solutions
INTEGRATED CONSERVATION APPROACH

Nonetheless this integration approach is particular for the case of the Historical Core of Managua. This
particularity is the integrated conservation approach, which aims to link heritage conservation and local
economic development, including spatial approaches for conserving landmarks and infrastructure, but
also to improve the quality of life of the local community as well as creating the conditions to support
job creation and retention. To apply this approach to other emerging centres of the city, the recognizable
uniqueness and assets of each of them should be highlighted towards enhancing it and defining its
consolidation.
Besides the aspect on the relationship between research and design, this section approaches the relation
between the choice of the graduation studio and the projects subject and methodology. Also, the
reflection of the project and the wider social context.

Image 196. Relationship between research and design as identified by the analysis–synthesis model. Source: Milburn and Brown
(2003), p.51 taken from http://www.landscape.cn/upload/article/200541392915320.pdf on May 14th, 2013.

The model was used as a grounding point in the thesis to underpin the work done within an academic
and theoretical framework. However, as it is generally foreseen, through the development of the proposal
this model grew and adapted itself within the aim of the project. The model itself was repeated within
three phases that correspond to three scales of application: two of which are the context by scalar
review (the city of Managua and the Central Area) and the last one as the intervention scale (the
Historical Core of Managua).
The process of research and design of this thesis (see Image 197) composed by this model in each
phase gives a solid framework by applying information to the distinct scales and then recombining
them into a contiguous whole. This recombination is reached at the end of phase III with the evaluation
managing the multi- scalar approach. The main aim of this process is to test if it can be applied as a
method for other areas or emerging centres of the city; keeping in mind the specific context of each
one.
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PHASE I
PROBLEM

DESIGN

APPLICATION

1)Accessibility; 2)Cultural Heritage; 3)
Managua, a multi-polar structure with a high 1) Current condition conclusion: Trends of
development; 2) Planning Framework Review; Functions & 4) Social Networks. (Image p.65)
level of dispersion and a complete loss of
the sense of history of the city. (Image p.49) 3) Stakeholder demands. (Image p.58 & 62)

SYNTHESIS

EVALUATION

City coherence through network of urban
centres & road network. The Central Area:
main urban core area with the recuperation
of its functional primacy (Image p.65)

Results of the city vision synthesis are
evaluated in a local design intervention within
the Central Area of the city of Managua.

SYNTHESIS

EVALUATION

PHASE II
PROBLEM

DESIGN

APPLICATION

1) Stagnated decay; 2) Informal process;
3) Risk from natural hazards (Images p.7)

1) Current condition conclusion: problems and 1)Accessibility; 2)Cultural Heritage; 3)
opportunities; 2) Planning Framework Review; Functions & 4) Social Networks. (Image
3) Stakeholder demands. (Image p.92, 101 &
p.115-118)
112)

Structured by the following proposed urban
components: (1) Urban environments; (2)
Seismic Zoning Opportunities; and (3) Urban
Identity Consolidation. (Image p.120-122)

Results of the Central Area structure are
evaluated in the intervention scale: historical
and cultural core of the city of Managua.

PROBLEM

DESIGN

APPLICATION

SYNTHESIS

EVALUATION

The Historical city core of Managua is today
a complex area with lost functional and
structural values. (Images p.136)

1) Current condition review by focus criteria;
2) Central Area translation (Planning
Framework Review and Stakeholder
demands). (Image p.137-144)

Types of interventions; prospective tasks
related to the creation of future alternatives
(Image p.*)

Action plan: resources, timing and agents
(Image p.*)

Results of the Intervention scale will serve
as the ending piece for the multi- scalar
review; towards completing a methodological
model for application in other centres.

PHASE III

Image 197. Matrix of relation between research and design for this thesis project. Made by the author.
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2. METHODOLOGY REVIEW AND THE COMPLEX CITY STUDIO
Within this thesis project, the relationship of research and design is reflected throughout the
methodology and structure. Nonetheless for the purposes of this reflection an overlay was made
of the phases of the analysis-synthesis model (see Image 198) within the overall structure. As
it is illustrated, there is a symbiosis throughout the elaboration of this project of the analytical
and the theoretical framework. Consequently it provides the resulting grounded strategies and the
complementation of each phase with each other. This becomes of vital importance due to the
chosen context. The reason for choosing a multi- scalar approach and a build up strategy that
involves stakeholder demands and current planning framework responds to the complexity of the
Central Area and its Historical Core. The complex area is defined when issues that affect the area
involve different contexts and planning frameworks overlap without responding to the needs of the
inhabitants and their spatial translations, losing the structural value of the city with an added key
issue of a low environmental performance.

COMPLEX
AREA

requires

MULTISCALAR
APPROACH

Spatial
strategy
at regional
level
Spatial
intervention
at the local
level

Needs that come from higher levels than the one of the intervention scale, are needed to provide
a successful recipe of strategies that will ensure a long term improvement of spatial and social
structures. Consequently spatial conditions mentioned before for local integration of the Historical
Core cannot be reached without the review of the urban systems networks in all the scales with
their diverse challenges and general characteristics. If this idea is applied in this intervention
scale and its managed to be tested as a model of implementation of spatial design and planning
in other emerging centres, the eventual restructuring of the city of Managua can become a
cohesive urban space towards the cohabitation of multiple users.
The Complex Cities (and Regions in Transformation under Globalization) Studio has allowed me
to explore freely around these scales relating them to their supporting theories in the search
for the right criteria to assess the local design. This was provided through the lectures series
with a sufficient range of topics going from Spatial Planning, Resilience and Governance as key
concepts to Regional Development, Urban Growth and Urban regeneration as key concepts. Also,
the incorporation of the stakeholders as a vital part of any spatial strategy is clearly portrayed,
as it is evident in this fragmented taken from the Complex Cities Guidebook:
“The studio puts forward the idea that spatial planners and designers should act as articulators
between various stakeholders producing the city. Spatial planners do that by assisting those
stakeholders with translating disparate interests into spatial organization that is notionally beneficial
for society. We do that through the proposition of new forms of spatial organization and spatial
intervention, by envisioning new forms of associations between different stakeholders producing the
city, by using innovative tools to promote sustainability and by articulating these aspects through
RESEARCH and DESIGN.”

In essence, the studio has reflected upon this thesis project the embrace of the chosen complex
area as a challenge to shape a correspondent vision that transforms problems into opportunities
and creates conditions for development within a balanced social and spatial context.

Image 198. Methodology scheme with the overlaying of the phasing of the thesis’ research and design model. Made by the author.
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3. THE SCOPE OF THE PROJECT WITHIN THE WIDER SOCIAL CONTEXT
The specific starting point of this urban restructure proposal was defined along the necessity of
consolidating the urban structure and growth of Managua towards preparing the conditions for positive
impact of regional development investment. Parallel to this statement is the need of improving quality
of life of the inhabitants of Managua, reducing segregation and spatial fragmentation by considering their
needs and capacities into the transformation of the city and the more global developing perspectives.
As starting point the need of the identity reinforcement of the city was highlighted. The Central Area
of Managua popped up as the core influential area that would provide the unique character, attraction,
continuity and stability, embodied in its Historical Core and heritage assets. As the World Bank (Licciardi
and Amirtahmasebi 2012) states “a city’s conserved historic core can (...) differentiate [the] city from
competing locations—branding it nationally and internationally—thus helping the city attract investment
and talented people. Cities that are the most successful at attracting investment and businesses to
meet the aspirations of their citizens, while alleviating poverty and promoting inclusion, are those that
harness all of their resources, including their heritage. In addition, heritage anchors people to their roots,
builds self-esteem, and restores dignity. Identity matters to all vibrant cities and all people.“

Although this cannot be unlinked from larger scales, the local scale becomes the key level to
understand the spatial systems interrelations towards a city-wide cohesive structure.
To resume, the scope of the project within the wider social context is reflected through integrated
strategies that aim to revert the informalization process of the Central Area, include its inhabitants into
the spatial programming and planning process, and re-define its the urban structure role as an activator
of the urban tissue to fulfil its structural role by the integration of fragments.
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Image 199. Historical assets such as the Old Cathedral serves as background of social environments: two unlinked and separated functional fragments. Image taken by Silvio Balladares on May 2013, for the purposes of this thesis.

In response to this, through an exploratory process that reviewed international literature and planning
strategies of Managua, the underpinning of the subject was made. This was based on the hypothesis
that the loss of functions of the historical city core added to a lack of interest shown by the planning
municipal bodies, has made the city to be conformed by arbitrary individual private building initiatives
disconnected to its urban context. This spatial fragmentation today has a deepened social consequence
in need of an integration approach to stop the stagnated decay and informal process of the most
valuable assets of the city. If there is a functional recuperation of the historical city core by the
recognition of its assets (cultural, spatial and social), the identity of the city can be restored as well
as the activation of the city’s urban restructuring towards a more coherent urban form development.
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