
 

 

Welcome to Balcones at Majagual  

Guide to Ownership  

 

from the Property Owners Association 

April 2011 

 



Guide to Ownership 
 

Balcones at Majagual Property Owners Association Page 2 
 

 

Table of Contents  
Welcome to Balcones at Majagual ............................................................................................................... 3 

Philosophy of Balcones at Majagual ......................................................................................................... 3 

Balcones at Majagual – Custom Homes and Undeveloped Land ............................................................. 4 

Balcones at Majagual - Location ............................................................................................................... 5 

Items Requiring Consideration before Investing .......................................................................................... 7 

Accounting for Balcones Property Owners Association ........................................................................... 7 

Management of Balcones General Services ............................................................................................. 7 

Security: .................................................................................................................................................... 7 

Internet Access: ........................................................................................................................................ 8 

Water: ....................................................................................................................................................... 8 

Electricity: ................................................................................................................................................. 9 

Road Maintenance: ................................................................................................................................. 10 

Property Owners Association: ................................................................................................................ 11 

Personal Property Management: ............................................................................................................ 12 

Rental Management Services: ................................................................................................................ 12 

 

  



Guide to Ownership 
 

Balcones at Majagual Property Owners Association Page 3 
 

Welcome to Balcones at Majagual  
 

The property owners of Balcones at Majagual welcome you to our neighborhood. 

Philosophy of Balcones at Majagual  
 

Balcones de Majagual is located 30 miles from the Costa Rican border in the lush Pacific coastal region, 

nestled amongst abundant flora and fauna on rolling hills overlooking the Pacific Ocean 12 km north of 

San Juan Del Sur. Experience seclusion and privacy amidst an exotic landscape steps from the beach. 

Experience your own luxury safari in Nicaragua. We have monkeys, sea turtles, surf breaks, hiking, 

kayaking, sunsets, quiet, tropical forests, and especially beaches. Yet, our proximity to the lively beach 

town of San Juan del Sur allows for markets, restaurants, bars and entertainment.  

 

On December 11, 2009, The New York Times recommends Balcones at Majagual as a great example of 

the retirement lifestyle available in Nicaragua. As this article points out, we are dedicated to both 

preserving and enjoying this special part of the world. We are challenged by the issues of living 

responsibly within our ecosystem and dedicated to exploring progressive architecture and alternative 

energy with an unyielding respect for the local environment.  

When combined with the nearby communities of Mariposa and HYESS, our neighborhood spans 

hundreds of acres from the beach through rolling hills up to ridges overlooking the Maderas surf break 

and the Morgan's Rock farm. This map does not reflect the current development plans, but it is a 

convenient tool to show the roads, open lots and the location of homes that are already constructed.  

Click for a larger image.  

 

 

http://www.nytimes.com/2009/12/11/greathomesanddestinations/11nica.html?_r=1
http://www.balconesatmajagual.com/images/masterplan.jpg
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We seek guests and residents who will take the time to enjoy the beauty and wildlife that our 
community has to offer.  

Balcones at Majagual ɀ Custom Homes and Undeveloped Land  
 

Balcones at Majagual is the residential eco-neighborhood of the world-class hotel and eco-resort, 

Morgan's Rock .   

 

Today there are eleven homes in Balcones at Majagual and many are available as rentals.   We seek 

guests who will take the time to enjoy the beauty and wildlife that our community has to offer. We 

assure that each rental home will be outfitted as advertised and our staff will work with guests to make 

their vacation special. In return, we require a minimum of 3 nights and a non-refundable 50% deposit to 

guarantee each reservation.  Our concierge helps make each vacation everything our guests expect! We 

aim for our guests to feel like they are on a luxury safari in Nicaragua! 

 

Our homes:  

Forest and Surf Villa oceanview for larger groups with a shared pool.  

Casa Arbol the ultimate treehouse with oceanview, two bedrooms and a shared pool.  

Casa La Serena oceanview, one bedroom, office and private pool with the best sunset.  

Casa Tranquila sleeps 8 in four separate oceanview buildings with hot tub and private pool.  

Casa de Monos sleeps 4 in two oceanview bedrooms clustered around a private pool.  

Casa Francesca sleeps 6 in three oceanview bedrooms with a large, private pool.  

Lucky 7 oceanview two bedroom home with shared pool.  

Casa Selva oceanview two bedroom home with shared pool.  

Casa Colina oceanview two bedroom home with shared pool. 

 

The remaining homes are not currently available for rent.  

 

 

http://www.morgansrock.com/
http://www.balconesatmajagual.com/forest_and_surf_villa.html
http://www.balconesatmajagual.com/casa_arbol.html
http://www.balconesatmajagual.com/casa_laserena.html
http://www.balconesatmajagual.com/casa_tranquila.html
http://www.balconesatmajagual.com/casa_demonos.html
http://www.balconesatmajagual.com/casa_francesca.html
http://www.balconesatmajagual.com/ecocasa_7.html
http://www.balconesatmajagual.com/casa_selva.html
http://www.balconesatmajagual.com/casa_colina.html
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Balcones at Majagual  - Location  

Balcones de Majagual is located 7 miles north of the town of San Juan del Sur on the 
pacific coast of southern Nicaragua.  

This peaceful and private ecological-friendly resort overlooks the Pacific Ocean and 
jungle. Choose between major international airports in Managua, Nicaragua (MGA) or 
Liberia, Costa Rica (LIR). Arrive by plane, boat or car.  The roads require 4WD in rainy 
season and San Juan del Sur is half an hour away. 
 
TRAVEL TIMES 

¶ 30 minutes from Rivas  
¶ 2 1/2 hours from Managua International Airport (MGA)  
¶ 3 1/2 hours from Liberia International Airport (LIR)  
¶ 1 hour to the Costa Rica border  
¶ 1/2 hour to San Juan del Sur’s discos, fishing, surfing, shopping, rental cars 

and restaurants  

DIRECTIONS FROM PAN AMERICAN HIGHWAY 

1) From the Pan American Highway heading south, turn right (west) at the 
obelisk marking the entrance to the San Juan del Sur Highway at La Virgen. 
Travel 12 miles (20 kilometers) and watch for a large sign that reads 
"Welcome to San Juan del Sur", then on the right for the Chocolate Road 
marked by MR signs painted on large rocks leading to the Morgan's Rock 
Resort. If you arrive at the Texaco gasoline station in the town of San Juan del 
Sur or pass the Palí grocery store or your left, you’ve missed the entrance and 
have driven too far.  

2) You will pass the municipal center on your left and the local high school on 
your right and then through a small town, always going straight. This road is 
called "La Chocolata". Keep on going until you reach a bridge with crumpled 
metal railings.  

3) Immediately after the bridge you will see an intersection where you turn left. 
You will know you are going the right way when you see a new bridge and a 
rock sign on your right, with the initials "MR" painted on. Keep going for 
another 150mts and reach another intersection where you will see another 
rock sign and must turn right. Keep going and you will pass through various 
small towns and many real estate signs, and after that go up a hill, then 
down. On the right side of the road you will see a small "ranchito" with a big 
sign that reads Morgan's Rock. Continue on for less than one mile.  You will 
arrive at the entrance to Balcones de Majagual on your left.  The guard will  
ask for your name  
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SUGGESTED MODES OF TRANSPORTATION 

¶ Private or shared, air-conditioned van service from Managua 
International Airport  

¶ Car rentals booked for pick up in San Juan del Sur, Managua or Peñas 
Blancas, at the Costa Rican border crossing  

¶ Large, air-conditioned tour bus from Liberia to the Costa Rican border 
at Peñas Blancas or to downtown Rivas  
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Items Requiring Consideration before Investing  

Accounting for Balcones Property Owners Association  
Our current situation is that one of our property owners does all our accounting. The tasks she performs 

are: 

1) Scrutinize bills for accuracy and handle resolution of billing discrepancies 
2) Approve twice monthly payroll, INSS and INATEC payments and other expenditures 
3) Allocate bank account deposits and withdrawals to homeowner and lotowner escrow accounts 
4) Bill lot-owners twice annually 
5) Bill home-owners monthly 
6) Prepare annual budget and manage cashflow to budget 

 

Management of Balcones General Services   
Our current property manager provides the following services: 

1. Pay invoices for electricity and properly account for them. 
2. Invoice monthly for water on per usage basis and allocate charges based on usage 
3. Look for ways to minimize expenses 
4. Put needed services out to competitive bid 
5. Oversee the staff at Balcones. 
6. Hire, oversee and manage payment of all Balcones staff (bi-monthly payroll) 
7. Ensure quality of services and make recommendations on improving Balcones 
8. Provide staff with Balcones shirts and name tags always worn while on-site 
9. Manage assignment of overtime to  reduce the perception of favoritism and reduce payroll costs 
10. Prepare a schedule and description of tasks connected with maintaining Balcones 
11. Supervise all maintenance work until complete 
12. Hire, oversee payment and supervise security guards, maids, pool cleaner, gardeners and all 

staff required to operate Balcones 
13.  Manage front gate including: 

a.  Implement check in/check out process at front gate with armed guard including  
recording name, car license, date and time of entrance and exit 

b. Prevent entry through front gate of guests without home entry form from concierge or 
rental agent 

14. Patrol Balcones dusk to dawn using general routine agreed with homeowners 
15. Manage water system and solicit repairs when needed 
16. Purchase supplies needed to carryout work 
17. Maintain office base phone at front gate 
18. Maintain computer and printer in office at Balcones front gate 

 

Security:  
Balcones Property Owners Association employs 16 guards who work 24 hours shifts at this time.  6 

uniformed, armed security guard positions are staffed 24 hours a day.  These guards work 24 hours 
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shifts and are supervised by the property manager.  There is agreement among lot-owners and home-

owners that security is a shared expense. 

 

Internet Access:  
Internet access is very important to be able to rent homes, important for dealing with security issues 

and important to communicate within Balcones, since cell phone service does not work in the homes 

without line of sight to San Juan del Sur (SJdS).  Quality of internet currently supports skype for 

international phone calls.  One megabit is shared among the office and 11 homes, with some 

governance so that one home can not use all the bandwidth.   

Installation of internet service for a new home is charged at cost and monthly service is about $70 from 

Satelinet.  Internet is required in homes available for rental. 

 

Water:  
Usage of all water within Balcones at Majagual is currently a 100% homeowner expense. 

There are several wells on the Balcones property.  Ground water is pumped from 3 wells into several 

tanks that supply water to homes, fincas, the camp, the Ecocasa pool and landscaping.  Each home has a 

water meter.  An engineer created a plan for water infrastructure, and some of the plan has been 

implemented, while some has not.  The engineer visited Balcones in 2008 to review the current 

implementation and observed that required maintenance was overdue and tanks were leaking because 

they needed to be sealed.   

Currently, Pozo (well/pump) #1 supplies water to Casa 1,2,3,5,7,8,9,10,11, the worker camp and the 

Ecocasa pool through a combination of buried and surface PVC lines from  pila (tank) #1 located just 

north of the road leading from Casa 1 to the Casa 4. Currently, Pozo #2 supplies water to Casa 4 through 

buried PVC lines from pila (tank) #2 located at the highest point of the Balcones property at the end of a 

path leading uphill from the end of the road that leads past Casa 4.  There is an old well near the gate 

and additional wells and tanks, but the Balcones Property Owners Association is not being invoiced and 

is not paying bills for them.  

There have been several manual controls suggested and implemented for short times to try to identify 

leaks including adding water meters to the well infrastructure, adding water meters to the input to the 

tank, adding water meters to the output of the tanks, reading water meters more frequently than once 

per month.   

Leaks before the water meter at homes are very expensive and show up when the electrical bill arrives, 

a month later.  The rates charged for electrical power in Nicaragua are tiered based on usage.  Higher 

usage is charged at a higher rate than lower usage.  When the water leaks cause the pumps to run, we 

are penalized severely by paying at a higher rate for all power billed on that bill for the month.  
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Some additional water comments: 

Some homeowners are installing efficient, new propane hot water heaters. 

Other homeowners have the original solar hot water units installed by ECAMI.  These systems need 

maintenance because the water pressure delivered to our homes is erratic.  The result of damage is no 

hot water, orange gunk leaking out around joints in the solar hot water tank and the implosion and 

denting of the hot water tank.  Homeowners must call ECAMI and pay them to repair their system.  The 

solar systems installed by ECAMI can be connected to 220-volt home electric power to provide hot 

water when there is no sun at a minimal cost (but see comments on electrical power issues below. The 

back-up electrical strip for the solar hot water draws up to 50 amps of current and many houses have 

inadequate connections from house to transformer to support this electrical load) . 

It is recommended that each homeowner install and maintain a whole-house sediment filter at their 

connection to the Balcones water lines, so mud from broken pipes does not contaminate lines to and 

within your property.  It is also recommended that each homeowner install and maintain a reverse-

osmosis water system for drinking and cooking water with as much additional protection as is currently 

available.  Homeowners may want to consider installing a pressure relief valve at the connection to the 

Balcones water line to protect their investment in anything wet. 

 

Electricity:  
Homeowners are charged 100% of electricity costs in Balcones including the electricity for the water 

pumps.  

An engineer designed the electrical infrastructure throughout Balcones and the infrastructure up to the 

electric connection where individual homes are attached to the system.  We believe that the developer 

donated the electrical service up through the meters to the national power company.  We know now 

national power company does not accept responsibility for maintaining this infrastructure.   Currently 

most homes and other major users of power within Balcones have an individual electric meter read and 

billed by the national power company directly.  Anyone can request and receive email invoices for any 

meter from the national power company.  Anyone with a BDF or other Nica bank account can pay a 

national power company invoice on-line.  A non-resident homeowner may request that the Balcones 

Property Owners Association pay his the national power company from funds in his escrow account.  

The cable connection from the meters/transformers to the individual houses is the responsibility of the 

homeowners. These cables were not part of the Balcones engineering and have been specified and 

installed by the contractor who built the individual houses. Many of these may need to be replaced and 

upgraded to the correct specifications.  Several homeowners have reported that electrical devices have 

been damaged by voltage swings, caused by cable from the transformer to the house being undersized 

with respect to the distance between the transformer and the house. This causes low voltage at the 

house at moderate electrical power loads.  It is a particularly acute problem when renters enter a house 

and turn on every light and electrical appliance at the same time. Breaker size at the transformer/meter 
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panel and at the house panel should be checked. The incorrect size of these breakers has led to cases in 

Balcones homes where cables got extremely hot, melted and started fires.  

Some additional electrical comments: 

Install a whole-house surge protector and/or power conditioner or voltage regulator at your main 

electrical box to protect your appliances. 

Hire a qualified electrician to review your entire electrical service and implement the recommended 

changes. Inspections have identified problems such as multiple splices within single line in electrical 

boxes, lack of earth ground, improperly connected neutral wiring, improperly connected ground wiring, 

and multiple circuits connected to a single breaker.  

Buy fire insurance – there is a very small deductible for fire in Nicaragua. Maintain fully charged fire 

extinguishers at every electrical box, in your car and in your kitchen.   

Balcones is full of halogen M15 bulbs that are very hot and expensive to turn on.  Keep up on options for 

LED M15 bulbs that offer an appropriate color spectrum. Be aware that if you have a “near-sine wave” 

inverter for back-up power, LED bulbs will blink and randomly go dark. You will need the much more 

expensive “pure sine wave” inverter to get service from these bulbs when running on back-up. 

Balcones is full of outdoor lighting implemented using indoor light sockets.  Replace yours with outdoor 

sockets and water-proof wire nuts. Also replace all outside electrical boxes with suitable outdoor boxes.  

Electrical power from the national power company is unreliable.  Homeowners must install battery 

backup systems to provide power for refrigerators, lights and fans during periods without power.  

Systems should be designed to handle blackouts of 3 days, given our history of the past several years.  

These systems require monthly maintenance.  The Balcones Property Owners Association will provide 

regular inspection and maintenance of your back up system using funds in your escrow account . 

Batteries must be checked for fluid levels frequently and it is recommended that you purchase an 

inverter/charger that allows you to run an “equalization charge” on your batteries periodically – more 

expensive, of course.  Otherwise you will need to replace your batteries annually, and your home will be 

withdrawn from the rental pool without battery backup. 

Generators are not permitted within Balcones at Majagual, since the noise is disruptive to other 

residents who have paid for battery backup systems. 

 

Road Maintenance:  
Homeowners currently pay 100% of necessary repairs to Balcones roads and drainage problems. 

There are about 4 kilometers of roads within Balcones with a serious, long-term need for improvement. 

The long-term requirement is that a cuneta (gutter) be installed along one side of every road and a vado 

(concrete river crossing) needs be installed where it is required to drive through running water.  These 
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improvements are required for us to continue to be able to access our home using the existing paths.   

We estimate a project with costs upwards of $10,000 per kilometer or $40,000 total that can be 

accomplished with investment of $10,000 annually over 4 years.  

It is usual in Nicaragua to have roads deteriorate and become rutted during rainy season from October 

through November.  In December, it is usual to have a bull dozer scrape the surface and pile rocks in 

holes to make surfaces even again.  However, when the road surface has seriously degraded or sluffed 

off a cliff during rainy season, more serious roadwork is necessary. 

Hormigon is crushed red volcanic stone that is a very good surface for paths, driveways and other road 

surfaces.  It slows erosion and is free – you only pay for delivery.  Delivery of a full flatbead truck of 

material costs the same as a cubic yard delivered to your door. 

 

Property Owners Association:  
The Balcones Property Owners Association is not a legal Nicaraguan company, and therefore, we do 

not have an association bank account. 

There is not an official or legal Properties Owners Association formed at this time. A master 

development plan has never been filed with the Cadastre’s office. Individual lots are owned by individual 

lot owners and all “common” lands are owned by HYESS, the developer’s company, and held as 

undeveloped land. Under the current circumstances, individual lot owners do not have a legal interest in 

the “common” lands other than an implied access over existing roads.  As individual lots have been sold, 

the individual lots have been legally carved out of larger plats that are owned by the developers. All 

current efforts by individual property owners have been carried out within an informal organization.  

There is a strategic plan to create an official and legal entity that can represent the property owners and 

be responsible for the management of property owners’ disbursements and oversight of property 

owners’ services. The first step is to formally organize the property owners group and establish a 

property owners committee. This should be accomplished at our meetings and can be done as simply as 

establishing an “Organizing Committee” to start with. The second step will be for the “Organizing 

Committee” to review all potential legal structures and make a recommendation to all property owners 

as to which is the best alternative. From there a consensus can be reached and an official organization 

established. Once an official structure is identified, the “Organizing Committee” can begin negotiations 

with the developers to legally establish a property owners association. 

The Property Owners Association should be responsible for all common infrastructure, services or other 

projects as determined by the property owners and needs funds to pay for scheduled and emergency 

expenses.  We need to decide if we choose to continue to invoice semiannually, or if we choose to move 

to monthly invoicing.  In any case, homeowner and lotowner funds need to be available or accessible to 

cover emergencies in water, road and other shared infrastructure. 
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Personal Property Management:  
In addition to common property management issues, we need to deal with the issue of providing 

personal property management services. This includes all aspects of maintaining individual property 

within the Balcones development.  

These services are currently being managed for property owners on a fee & expense based plan by 

Balcones Property Owners Association.  Common personal property management services requested by 

a homeowner include: maid, cleaning, cook, pool maintenance, gardening, watering, wood 

maintenance, fumigation, WiFi internet and personal security. 

A few local contractors are available for homeowner maintenance projects in Balcones.  One, Levi Cruz, 

is resident in the worker’s camp, with a crew of competent staff.  Levi worked on the initial construction 

of some of our homes and understands the construction materials and techniques used in Balcones.  

Levi is our recommendation for all future annual wood treatment and maintenance projects.  It is in the 

best interest of all homeowners to have a competent resident maintenance team.  

The failure of fumigation services in Balcones has resulted in significant damage to homes.  

 Homeowners are strongly advised to implement a preventive program using Termidor, SC – a chemical 

sold only in the US, which seems to be the most effective deterrent to future home invasion by these 

types of insects.  Termidor, SC is very expensive and its effect will be negated by spraying any other 

insecticide in or around your home – before or after your application of Termidor, SC. 

Individual property owners should always maintain the right to deal with their individual issues on their 

own with the Property Owners Association acting only as an interface with community issues and 

providing services, which the community as a whole, has decided would be more economical or practical 

to deal with on a group basis. The Property Owners Association should be responsible for all common 

infrastructure, services or other projects as determined by the property owners.  

Rental Management Services:  
Individual property owners maintain the right to manage the use and rental of their individual 

properties on their own. As a community this should be done within limitations related to the 

efficient and safe use of common property, security of the overall development and in a way to 

preserve harmony between nature and the individual rights of property owners. These limitations 

should be developed by the overall community through their owners’ organization.  

Balcones Property Owners Association currently answers email messages asking about home rental s 

through info@balconesatmajagual.com.    Homeowners may post their homes online in the Balcones 

web site and other sites like VRBO, Homeaway, Flipkey and AirBNB to attract more renters.  

mailto:info@balconesatmajagual.com

