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I. Introduction 

1. This Due Diligence Report (DDR) for the Selbe subcenter heating plant, kindergarten, 
and business incubator center under the Ulaanbaatar Urban Services and Ger Areas 
Development Investment Program (USGADIP) is prepared based on the draft Land 
Acquisition and Resettlement Plan (LARP) for Selbe subcenter , kindergarten, and business 
incubator center and Bayankhoshuu subcenter electricity substation, kindergarten, and 
business incubator (July 2017).  
 
2. This DDR deals particularly with the Selbe subcenter heating plant, kindergarten, 
business incubator, and training center of the draft LARP on Selbe subcenter: heating plant, 
kindergarten, business incubator, and training center.  

 

3. The purpose of this DDR is to conduct due diligence of compliance of the draft LARP 
and its implementation with the Asian Development Bank’s (ADB) Safeguard Policy Statement 
(SPS), and approved Resettlement Framework (RF). The draft DDR prepared in June 2018 
(based on site visits, consultations, and review of the implementation of the land acquisition 
and resettlement provisions), identified time bound corrective actions to ensure compliance 
with SPS requirements. This November 2018 version of the DDR includes the progress 
achieved in implementation of the various corrective actions till date. Apart from the 
implementation of the corrective actions,  the Project Management Office (PMO) has been 
engaged in (i) dialogue with ADB on capacity improvement and streamlining of resettlement 
planning and management in ger areas; (ii) planning and implementation of the small-scale 
technical assistance (SSTA) targeting livelihood support to poor and vulnerable impacted 
households; and (iii) consultations with stakeholders including affected persons and 
nongovernment organizations (NGOs) as part of the Office of the Special Project Facilitator 
(OSPF) complaint relating to the ongoing land acquisition in other project components. The 
corrective actions in this DDR are consistent with the agreements reached between the 
Municipality of Ulaanbaatar, Asian Development Bank (ADB), and the affected persons.  
 

II. Project Description 

4. Ulaanbaatar ger areas are characterized by unplanned settlement with unserviced plots, 
inadequate and mostly unpaved road networks, and a severe lack of social and economic 
facilities and basic infrastructure and services for water, sewage, and heating. Poor sanitation 
and poor waste collection have created highly unsanitary living conditions. Air pollution is 
among the most severe in the world, particularly during winter because of inadequate 
household heating systems and unpaved roads. The ger area population is estimated at 
800,000, representing 60% of Ulaanbaatar or 30% of the country population. Despite their 
size, ger areas have until recently been considered temporary settlements. TA 7591-MON and 
PPTA 7970-MON significantly contributed to the official integration of ger areas in the 2013 
city master plan by providing the vision and infrastructure programming strategy. This provided 
the necessary provision to plan the redevelopment of a formal peri–urban area. 
 
5. The Government of Mongolia and ADB signed a loan agreement to implement 
USGADIP through a multitranche financing facility (MFF) program. The MFF program will 
support the Ulaanbaatar city master plan in upgrading priority service and economic hubs 
(subcenters) in ger areas. The program will be implemented by a Program Management Office 
(PMO) and the implementation time will be up to 9 years and will comprise three tranches. 
The program is geographically targeted with multisector interventions. It proposes an 
integrated solution to respond to the urgent demand for basic urban services and establish a 
network of well-developed urban subcenters providing economic opportunities, housing, and 
urban services as catalysts for growth in the ger areas. The program aims to improve the 



 

 

quality and coverage of urban infrastructure and basic services, and to implement a 
sustainable and inclusive process of urban development in Ulaanbaatar’s middle ger areas. It 
is expected to directly benefit 400,000 people living in these areas and to indirectly benefit the 
entire population of Ulaanbaatar. Combining spatial and sector approaches, it will support the 
socioeconomic development of existing urban subcenters and urban corridors. 
 
6. The impact of the program is improved living conditions in Ulaanbaatar. Its outcome is 
a network of liveable, competitive, and inclusive subcenters in Ulaanbaatar’s ger areas 
providing economic opportunities and urban services, leading to a healthier urban 
environment. The program has four strategic objectives: (i) roads and urban services are 
expanded within the targeted subcenters and connectivity between subcenters is improved; 
(ii) economic and public services in subcenters are improved; (iii) service providers become 
more efficient; and (iv) institutions and capacity for urban development, program management, 
and service delivery are strengthened. 
 
7. The first tranche of the MFF is focusing on two priority subcenters, Selbe and 
Bayankhoshuu, located in the north and northwest of Ulaanbaatar City respectively. The main 
proposed components to be financed are (i) construction of sewer main collector pipes in 
Bayankhoshuu and Selbe; (ii) within the subcenters, 15 kilometers (km) of priority roads, 
18.6 km of water supply, 20 km of sewerage, 21 km of district heating network pipes, and 5 
heating facilities; (iii) social and economic facilities, including two kindergartens, green areas, 
two business incubators associated with two vocational training centers; (iv) multi-
interventions in the Ulaanbaatar Water Supply and Sewerage Authority to improve its 
operations and service delivery efficiency; and (v) institutional strengthening and capacity 
development to prepare detailed design and construction supervision, support community 
participation and small and medium enterprise development, improve urban planning and 
subcenter development, strengthen the capacity of the PMO, and support service providers’ 
reforms. The Selbe subcenter covers an area of 156 hectares and is host to approximately 
2,400 khashaa (parcels/house plots). Bayankhoshuu, slightly larger at 162 hectares, hosts 
approximately 3,500 khashaa. 
 
8. The subprojects’ site is located on the territory of Sukhbaatar district. The district is 
located in the central and north part of Ulaanbaatar and has an area of 20.8-thousand-hectare 
land. It has about 36.1 thousand households and more than 136,000 people. The district is 
one of the main districts of the city. The south part of the district, which forms the core of 
Ulaanbaatar city, is built up area that accommodates the main governmental, cultural, 
educational, and business institutions of Mongolia. In the northern part of the district, there are 
ger areas and summer camp areas. Administratively Sukhbaatar district is divided into 20 
khoroos. The heating plant, kindergarten and business incubator center will be constructed on 
the territory of 14th khoroo. The 14th khoroo is located along the main road from the city center 
to the summer camp area in the west and along the Selbe river in the east. It consists of ger 
areas. The khoroo has 8 khesegs, which consist of 43 streets and 808 khashaas. Its area is 
129 hectares; has 1,529 households; and 6,000 people. There are 64 business entities in this 
khoroo. It has 1 school and 1 kindergarten. This DDR deals with the following subprojects: (i) 
heating plant, (ii) kindergarten, and (iii) business incubator and training center. 
 

9. Heating plant. The heating plant will be built in the middle of the ger area in the 14th 
khoroo of Sukhbaatar district. This is heat only station and it will consist of two major buildings, 
one is the operation and furnace building (47 meters [m] x 42 m), and the other one is fuel 
storage building (53 m x 33 m). The building will be built with a sandwich with metal covers. 
The heating plant capacity is 26.7 megawatt and will provide heating for about 3,600 
households or 13,000 people. The station will be fuelled with coal from Baganuur coal mine, 
located about 130 km to the east of Ulaanbaatar city. 
 



 

 

10. Kindergarten. The kindergarten for 240 children was initially planned to be built in the 
middle of existing ger area in the 14th khoroo of Sukhbaatar district. However, location is 
changed to the 18th khoroo of Chingeltei district because the landowners refused to sell their 
land. The kindergarten building will be 2 storeys and the area is 48 m x 30 m. The main 
structural material is reinforced concrete. On both floors, there will be 5 classrooms for 120 
children with bathroom and changing room. On the first floor, there will be rooms for 
washing/ironing for bed linen, electricity, heating, kitchen, food storage, changing and toilet for 
the staff, music/singing classes, doctor, and office. There will be more rooms for office, 
teachers, and toilet for the staff. 
  

11. The building will be surrounded by decorated metal fence with concrete base in 25 m 
distance from the base of the building. There will be 10–15 car parking space outside the 
fences. Inside the fences, there will be 4.5 m wide road, covered with eco tiles to be used as 
pedestrian road and as access road for supply cars and fire trucks, in case of emergency. The 
access to the building is planned in a way that pedestrians can reach the building from all 
sides. In front of the building, a playground consisting of three fields is planned, the middle 
field will be equipped with tot lot and soft rubber ground covering, the west field with 
recreational equipment and the east field will be used as rest area for the parents and the 
children. 
 

12. Business incubator and training center. The business incubator center, also known 
as the business incubator, technical and vocational education center, was planned to be built 
in the middle of existing ger area in the 14th khoroo of Sukhbaatar district. However, location 
is changed to the 18th khoroo of Chingeltei district because the landowners refused to sell 
their land. The building will be 2 storeys and combination of arch and rectangular shape, the 
size of the building is 50 m x 33 m. The building will consist of two blocks based on the type 
of activities to be operated in the building. The technical and vocational education part will be 
in the 8-13 x A-G axis in the rectangular shaped block. On the first floor of this block, electricity, 
heating rooms, restroom (including room for disabled), shower, changing room, technical and 
vocational education and training rooms, room for lecturers and offices will be located. On the 
second floor of this block, library, restroom, and classrooms will be located. The business 
incubator part will be in the 1-8 x D-G axis in the arch shaped block. On the first floor of this 
block, rooms for production, cafeteria, room for consulting, meeting room, sales/shop 
room/space, small and medium enterprise room, cloakroom, watchman room, room for a 
doctor and medical treatment, staff room, and restroom are planned. On the second floor of 
this block, training room, small and medium enterprise rooms, director’s room, 
lecturers’/trainers’ room, offices are to be located. 
 

13. The building will be surrounded by decorated iron fences and inside the fences there will 
be space for parking for 20 cars. Inside the fences, there is enough space to be used as 
pedestrian road and as access road for supply cars and fire trucks, in case of emergency. The 
access to the building is planned in a way that pedestrians can reach the building from all 
sides. In front of the building, there will be open space/square with benches for rest and 
lighting. 
 
  



 

 

Figure 1. Location map of proposed components – Selbe subcenter 

  



 

 

III. Land Acquisition and Resettlement Impacts 

14. According to draft LARP (July 2017), approximately 21.8928 hectares of land or 42 
parcels were needed permanently for the subproject. Total of 69 households on 42 land parcels 
estimated to be affected, of which 43 households on 24 land parcels affected by heating plant, 
9 household on 7 land parcels and 17 households on 11 land parcels affected by business 
incubator and kindergarten respectively. No business entity is affected. Total number of 
affected structures is 579, the affected residential and business buildings are 40.  The overall 
LAR impact is shown in Table 1 based on the draft LARP.  

 

Table 1: Overall LAR Impacts based on draft LARP  

Affected households 

Total 69 

Households 69 

Business entities 0 

Affected Land parcels 

Total 42 

Full 42 

Partial 0 

Affected Structures 

Total 579 

of which fully affected residential 
houses/business houses, buildings 

40 

   
15. This DDR reflects changes in the AHs’ list of heating plant which was updated during 
the negotiation process (June to December 2017). For the heating plant’s affected area, 3 
land parcels had been divided into two each but not registered in the cadastral database. Two 
of these land parcels had official land title and one did not have official right. Therefore, 
affected land parcel number of heating plant increased to 27. However, there is no difference 
in land size, assets, and affected households. Five AHs at location of planned kindergarten 
and business incubator center did not agree to sell their land for the Project. Thus, in August 
2017, another site was chosen as an alternative location for kindergarten and business 
incubator in the 18th khoroo of Chingeltei district which consisted of 19 parcels of which 9 
affected by kindergarten and 10 are affected by business incubator. Eighteen land parcels are 
privately owned for residential use and remaining 1 plot belongs to Khoroo and empty 
currently. Land and asset valuation survey was carried out for these AHs at new location and 
the number of affected structures and fully affected residential houses/business houses and 
buildings based on this survey which was carried out August 2017. AHs have been negotiated 
and are agreed to relocate. However, there was no socioeconomic study carried out for these 
households. The overall LAR impact is shown in Table 2 based on the alternative location of 
the kindergarten, business incubator, and training center LAR mapping. 
 

Table 2: Overall LAR Impacts based on alternative location 

Affected Households Total 65 

 Households 64 

 Business entities 1 

Affected Land parcels Total 46 

 Full 46 

 Partial 0 

Affected Structures Total 307 

 
of which fully affected residential 
houses/business houses, buildings 

61 

 



 

 

16. The assessment of the scope of LAR impact of Selbe heating plant and previously 
planned location of kindergarten and business incubator was based on the census and 
socioeconomic study of the AHs, done by a team of researchers–enumerators, detailed 
measurement surveying and mapping provided by the design engineers, members of the 
consultant team that formulated the technical design of the Selbe subcenter heating plant, 
kindergarten, business incubator and training center, cadastral mapping and registration from 
the Land Acquisition Division (LAD) of the Land Agency of the Municipality of Ulaanbaatar 
(LA), land and property measurement and valuations carried out by professional certified 
property appraiser with special permission from the Ministry of Finance. 
 
 

IV. Information Disclosure and Consultation 

17. During the preparation of the draft LARP, February and March 2016, individual 
consultations have taken place with AHs within the ROW of the Selbe subprojects at the time 
of field verification and identification of LAR scope based on the detailed technical design of 
the heating plant, kindergarten, business incubator and training center, and when providing 
the notification of LAR and cut-off date. 
 
18. The information on USGADIP, Selbe and Bayankhoshuu subprojects and the scope of 
LAR, Mongolian legislation, RF, ADB SPS, eligibility, entitlements, compensation and the 
principles for valuation (full replacement value) and GRM were provided and explained at a 
public meeting that was held on 27 March 2016 at the Citizens Hall of 14th khoroo, Sukhbaatar 
district for representatives of about 41 AHs by Selbe subprojects. After the public consultation 
meeting with the APs, a meeting with the officials of MUB, including high positioned politicians 
such as Mayor, Deputy Mayor and Chairman of MUB City Council and respective 
organizations such as Property Relations/Land Agency, Master Planning Department, etc., 
was organized to present the ADB SPS and main principles for LAR, including negotiated 
agreement with the APs. Also, at the meeting the compensation valuation and the main issues 
and concerns raised by the APs were presented for MUB to consider and negotiate with the 
AHs on the LAR. Table 3 below provides the list of the consultation meetings. Participants of 
Public Consultation Meetings under the draft LARP. 
 

Table 3: List of Consultation Meetings during the draft LARP preparation 

# Meeting Date & Venue Topics of discussion 
Participants 

1 Town Hall 
meeting with 
Selbe 
subproject APs 

21 Feb 2016 

Citizen’s Hall at 
the 14th khoroo of 
Sukhbaatar district 

- Introduction of the USGADIP 
and subprojects on heating 
plant, kindergarten, business 
incubator and training center, 
scope of LAR, Mongolian 
legislation, RF, ADB SPS, 
valuation principles (full 
replacement value), eligibility 
and entitlements, GRM 

APs - 41+ 
USGADIP consulting team 
representatives – 6, PMO 
representatives – 2, MUB – 
khoroo officials – 3 

2 Public 
Consultation 
with Selbe 
subproject APs 

27 Mar 2016 
Citizen’s Hall at 
the 14th khoroo of 
Sukhbaatar district 

- Consultation with the APs on 
the Land and asset valuation 

APs, 
Egis consulting team 
representatives – 4, UN Habitat 
representatives - 2, PMO 
representatives – 2,  

3 Meeting with 
MUB officials on 
LAR and 
compensation 
valuation 

30 Mar 2016 
Khangarid Place, 
MUB, B Hall 

 
- Introduction of the scope of 

LAR, main principles of ADB 
SPS, compensation valuation 
principles (full replacement 
value) 
 

- Presentation of the issues 
raised by the APs 

18 participants including Mayor, 
Deputy Mayor of UB, Chairman 
of MUB City Council, MUB’s 
related organizations such as 
Master Planning Dept., Property 
Relations/Land Agency, Ger 
area Development Agency, 
Road Dept., Association of Ger 
area redevelopment companies, 



 

 

# Meeting Date & Venue Topics of discussion 
Participants 

 
- Discussions on the LAR 
implementation procedures and 
compensation 

ADB official, 6 consultants 
representing USGADIP 
consulting teams, 3 officials of 
PMO 

4 Individual 
meeting with 
APs 

Starting from 31 
Mar to 1 May 2016 
PMO 

- Introduction of asset 
valuation to each APs 

APs, PMO resettlement 
specialist and EGIS resettlement 
specialists 

5 Meeting with 
APs without 
land title 

Starting from 10 to 
25 May 2018 
PMO 

- Introduction to main principles 
of ADB SPS  

- Introduction to location of 
replacement land and land 
selection principles  

-  

APs, PMO resettlement 
specialist 

 

19. The main issues and concerns raised by the APs in the public consultation meetings 
with the APs during the LARP preparation were as follows: 
 

- The land value should be good enough so that it will allow the land owners to upgrade 
their housing conditions, i.e. the land owners should be able to purchase apartments 

- Within the LAR in other projects such as Amgalan heating plant and road projects 
provided more than 100,000 – 250,000 MNT/m2 for the compensation for land, thus in 
this project the compensation for the land shall be higher than 100,000 MNT/m2 

- The redevelopment projects by the companies are providing apartments to the land 
owners, but there are problems with these projects because the apartments that were 
provided/swapped to the land owners have very little living area and some land owners 
are suffering for 3 years as they are stuck without any proper housing, rental fee for 
temporary housing were provided, but now many companies are not able to continue 
to provide the rental fees 

- The selling and buying prices of properties (land and improvements on it) on the open 
market in the nearby areas are not comparable with the situation of the affected 
landowners. These sellers have reasons such as in need of money urgently thus 
selling their properties or selling their properties as they have solved their 
housing/livelihood matters already etc. 

- Providing the properties of the land owners for this USGADIP project is comparable 
with the sales of 8 properties that were purchased by the Orgil supermarket (the 
company is building a supermarket close to the main road on these 8 land parcels) 
and 3 properties that were purchased for the 50 housing units for temporary housing. 
The purchase price ranged from 100 – 180 million MNT (The chairman of Citizens 
Representative Khural stated that these 8 properties were purchased between 75-100 
million MNT, the highest price for the temporary housing property was 160 million 
MNT) 

- The landowners can be compensated for the objects/properties on the land with full 
replacement value, but where they can re-build their homes is an issue, because of 
unavailability of the similarly located land. This affected area is close to their work 
places, to the city center, the schools and kindergartens 

- The affected land owners will give up their land for the facilities, especially for the 
heating plant and this will increase the land/property value for those land owners who 
are not affected today. Then they will benefit, as their land value will increase from this 
development and from the affected landowners giving up land today. Therefore, the 
land owners will not to give up their land for a compensation that will be not be good 
enough for them to upgrade their housing/livelihood conditions. The landowners are 
not willing to suffer, just because they are the ones who will give up their land before 
the others who will remain in this area. 

- Land owners suspect that this project is just another political PR, before the coming 
elections 



 

 

- Landowners wanted to know about any land/assets values that were already approved 
by the Municipality of Ulaanbaatar. 

- Landowners urged for the project road, infrastructure and building layouts to be 
finalized as soon as possible so that they can be sure who is affected. There were 
some comments that the design changed a few times already. 

- Land owners expressed willingness to give up their land if the compensation will be 
worth at least 100 million MNT per khashaa (land and properties on it). Also, some 
landowners expressed willingness to give up their land if the compensation for land 
value will worth at least 100,000 MNT/m2. 

 
20. In response to the issues and concerns raised by the APs, the resettlement specialists 
from the USGADIP consulting team and PMO, have explained in detail that LAR will be 
implemented in accordance with the relevant legislation of Mongolia and ADB SPS and 
procedures, and that the compensation valuation will be based on the full replacement value. 
Also, it was stressed that one of ADB’s main principles is negotiated and mutually agreed LAR 
and, therefore APs will be able to negotiate and agree on the issues related to LAR with MUB. 
Also, it was informed that each AP will be provided with the details of their compensation 
valuation and that they will be given sufficient time to consider the proposed compensation 
and discuss among themselves as well. 
 
21. AHs at kindergarten and business incubator center were not agreeable to the land 
compensation and valuation and refused their lands for the project. Therefore, another site has 
been chosen as an alternative location for kindergarten and business incubator in 18th khoroo 
of Chingeltei district and asset valuation was conducted. Resettlement specialists and 
specialist from LAD negotiated with all the 19 AHs at this new alternative location. As of 30 
September 2018, all AHs have been compensated fully.        
 
22. As part of the DDR preparation, consultations and meetings were organized with PMO 
specialists in order to gather related documents and materials and with AHs from Selbe 
facilities (Table 4). AHs from initially planned kindergarten and business incubator center 
refused to participate in the Project they are not considered as AHs any more. Eight landowners 
and 3 non-landowners from the alternative location for kindergarten and business incubator 
center have been interviewed.   
  

Table 4. Consultations and meetings during the DDR preparation 

# Meeting Date & Venue Topics of discussion 
Participants 

1 Kick-off meeting 25 April 2018 

PMO 

- Discussion on the due diligence 
reports and related activities with 
the PMO 

Mr. Chinzorig, Mr Avirmed 
(PMO), 
Resettlement specialists 
from PMO and Consultants  

2 Consultation with 
PMO 

26 April 2018 
PMO  

- DDR related documents  Resettlement specialists 
from PMO 

3 Consultation with 
PMO 

11 May 2018 
PMO 

- Preparation of meetings with APs  Resettlement specialists 
from PMO 

4 Individual meeting 
with APs 

Starting from 12 to 
20 May 2018 

- Meeting with AHs regarding LAR 
and compensation  

50 AHs and resettlement 
specialist  

5 Individual meetings 
with AHs 

June to July 2018 - Meeting with AHs regarding LAR 
and compensation 

PMO resettlement 
specialists 

 
23. During due diligence, best efforts were made to interview all households, however, only 
32 landowners and 18 non-land owners were met and interviewed from 12 May to 21 May 
2018. Seven AHs could not be contacted, or new location cannot be found, and 8 AHs refused 
to be interviewed. Interviewed AHs provided the following information about housing status as 
of 21 May 2018:  



 

 

• 30 landowners stated that, they were compensated 100% for the land and assets and 
most of them were satisfied with the compensation amount. They received 60% percent 
of the compensation initially and got paid 40% after relocation.  

• One landowner signed the contract and is waiting for Ulaanbaatar city governor’s 
decree for compensation allocation.  

• One household stated that they are still waiting for the remaining 40% of compensation, 
therefore could not buy another housing. 

• Out of interviewed 32 landowner households mostly bought apartment while some of 
them moved to khashaa at different locations summer cottage house and a few of them 
are living with parents or children and looking for affordable housing and 1 owner stated 
that the khashaa was empty without any household living in it.  

• For non-landowners, 1 of them is living in the 50 households’ temporary housing 
however applied for the replacement land suggested from MUB and remaining APs are 
living in others’ khashaa/land with or without payment and confirmed that they have 
been suggested a replacement land for relocation.  

• Two of them were not satisfied with the land value, however supported the Project and 
received the compensation and gave the land.  

• Those who had small parcels and less assets on the land cannot buy an apartment or 
the khashaa with the compensation money. 

• AHs without land title of heating plant were satisfied with replacement land because 
some of them did not expect replacement land.   

• Resettled AHs stated they have no complaints since they were negotiated and 
compensated. However, some AHs suggested AHs should not wait for compensation 
money for a long time.  

• 14 non-landowner AHs of heating plant who lived in others’ khashaa were satisfied with 
the offer of relocation land. 
 

  
 

V. Establishment of Replacement Cost for Land and Non-Land 
Assets 

24. Land and asset valuation were carried out by professional certified property appraiser 
with special permission from the Ministry of Finance. The valuation has been prepared in 
accordance with “Property Valuation Law of Mongolia”, International Valuation standards. The 
land and asset valuation were estimated at market rate and replacement rates.  
 
25. Tegsh Songolt Estimate LLC, certified company specialized in property valuation, won 
the open tender in January 2016 and carried out land and asset valuation for Selbe facilities in 
March 2016 based on the principle of comparable market price and full replacement cost. Due 
to change in location of business incubator and kindergarten, the land and asset valuation was 
carried out in August 2017. 
 
26. The land market value was 33,740 MNT per square meter. Negotiation with APs started 
on 31 March 2016;APs were not agreeable on the land value and delayed negotiation. 
Therefore, the APs and MUB have discussed and negotiated that the compensation per m2 of 
affected land would be MNT60,000. However, the land market value was increased to 
MNT80,000 after several negotiations with affected persons who were affected in road 
infrastructure from Selbe subcenter in June and July 2018. This gap of the value will be 
compensated to all AHs, same as other AHs in the road and infrastructure in 2019.  

 

27. Valuation of non-land assets impacted was carried out by above certified company and 
full replacement costs for each type of affected structures were determined and compensation 
amount was set. The full replacement cost for structures include the market rates for 



 

 

purchasing new materials, costs for transportation, machinery and labor, and all other costs 
that will occur to replace the lost structure.     

 

VI. Provision of Compensation 

28. Provisions of compensation for AHs of subproject are provided according to Resettlement 
framework. Table 5 below provides the entitlements for various categories of APs and fully 
affected impacts related to the subproject.  
 
  



 

 

Table 5: Agreed Entitlements and Due Diligence Findings 
Type of Loss/ 

Application 
Specification Eligibility Compensation entitlements 

Due diligence findings 

(20 May 2018) 
Land 

(residential/ 

commercial/ 

public/ 

community) 

Full loss of 

plot (>50%) 

Owner, 

possessor 

 

The AP may choose between the 

following alternatives: 

Land for land compensation 

through provision of replacement 

plot of comparable value and 

location as lost plot;  

Ownership license and state 

registration 

OR 

Cash compensation at market 

rates or the government 

compensation tariff, whichever is 

higher, based on contractual 

agreement 

All taxes, registration and transfer 

costs are waived or included in 

compensation prices 
 

46 land parcels are affected fully, 

of which 45 had official land title. 

Cash compensation based on 

valuation and negotiation were 

paid.  

Of total 32 landowners 

interviewed within the due 

diligence, 32 landowners were 

provided with cash compensation 

in amount of their negotiations.  

November 2018 update: All above 

landowners received the 

compensation. However, all AHs 

will receive the gap of the 

compensations including moving 

expenses, support of transition 

period and land value in 2019.  

 
Unlicens

ed 

occupant 

of land 

Relocation assistance sufficient to 

restore standard of living at an 

adequate alternative site with 

security of tenure (ownership or 

possession certificate and state title 

registration). 

1 unlicensed occupant of land is 

being provided with alternative 

site with security of tenure and 

relocation assistance. The 

provision of land right is ongoing. 

 

User  Replacement plot with use license 

OR, if feasible and desired  

Ownership license and State title 

registration 
All taxes, registration and transfer 
costs are waived or included in 
compensation prices 

There are no affected land users 

Lessee The AP may choose between the 

following alternatives: 

Allocation of plot with ownership 

license and State registration 

All taxes, registration and transfer 

costs are waived or included in 

compensation price 

OR 

Cash refund at rental fee rate for 

duration of remaining lease period 

There are no affected land lessees 

Structures 

(residential/ 

commercial/p

ublic/ 

community) 

Full loss of 

structure and 

relocation 

Owner, 

possess

or, 

unlicens

ed 

occupant 

of land 

Cash compensation for 

replacement of lost structure at 

market rate determined through 

professional valuations without 

deduction of depreciation, based on 

contractual agreement and no 

deduction for salvaged materials 

Cash compensation was paid at full 

replacement cost for lost structures 

without deduction and depreciation 

based on asset valuation and 

contractual agreement  

Moving or 

relocation of 

ger 

Owner, 

possess

or, 

unlicens

ed 

occupant 

of land, 

lessee 

Cash compensation for cost of 

taking down and raising of ger and 

for transport, as applicable; to be 

included in contractual agreement 

Cash compensation is paid to 

move ger at average cost of service 

company. Total of 10 APs with ger 

were compensated with 

250,000MNT each. 

1. Businesses 2. Any business 

loss due to 

land 

All 

affected 

entities 

Cash compensation equivalent to 

the loss, i.e., for the period of 

interruption of business based on 

Total of 3 AHs with livelihood or 

business activities (SH4, SH17, 

SH20) are compensated. 



 

 

Type of Loss/ 

Application 
Specification Eligibility Compensation entitlements 

Due diligence findings 

(20 May 2018) 
acquisition or 

construction 

activities by 

Project 

so 

permane

ntly 

affected 

tax receipts/other valid documents 

or, if these are not available, based 

on the average net income of typical 

road businesses or similar 

businesses in the subproject areas. 

AND 

Any costs required for physical and 

financial reestablishment of 

business.   

If the business needs to be 

relocated, the following options will 

be provided to the affected entities: 

(a) government will provide 

replacement land/shop space prior 

to relocation; or (b) if an acceptable 

plot of land/space cannot be agreed 

upon, net income loss of 1 year will 

be paid and, in consultation with the 

affected persons; the replacement 

land/shop space will be provided 

within 1 year of displacement; 

22,933,000.5MNT was paid for 

business, equivalent to 6 months of 

income. 

3. Employment 4. Any 

employment 

loss due to land 

acquisition or 

construction 

activities 

All 

permane

ntly laid-

off 

employe

es of 

affected 

business

es 

Compensated with cash indemnity 

for 3 months wages for 

workers/employees that have been 

engaged for at least 1 year; 

otherwise entitlement is 1-month 

wage.  

AND 

Other labor benefits and 

retrenchment allowances according 

to the national labor law, Skills 

development trainings for new 

employment opportunities. 

Assistance to find new employment. 

Businesses and livelihood activities 

are run by the AHs themselves and 

therefore there was no employment 

loss. 

Vulnerable 

and/or 

severely 

affected 

entities 

Permanent loss 

of livelihood 

 

All 

vulnerabl

e and/or 

severely 

affected 

APs 

 

Preferential employment in project-

related workforce, if available and 

desired by affected entities; 

Cash assistance up to a maximum 

of six months at guaranteed lowest 

living level and assistance in 

reconstitution of business or 

employment 

AND  

any assistance that they are entitled 

to according to the Social Welfare 

Law. 

There are 13 vulnerable household 

identified as affected by heating 

plant. The socio-economic survey 

was not carried out for the 

kindergarten and business 

incubator. Therefore, vulnerable 

AHs of business incubator and 

kindergarten were not identified.  

November 2018 Vulnerable AHs of 

kindergarten and business 

incubator have not been identified. 

This will be carried out in early 2019 

as part of the verification process 

and preparation of livelihood 

support.  

 

Loss of land All 

vulnerabl

e and/or 

severely 

affected 

entities 

Assistance with selecting a 

replacement plot and with 

preparation of contracts and 

administrative process of provisions 

of replacement plot 

Five (5) non-landowner vulnerable 

households of heating plants 

selected the alternative relocation 

sites on priority basis. The process 

of provision of official land right is 

ongoing. 

Loss of 

structure 

All 

vulnerabl

e and/or 

severely 

Assistance with house relocation 

and other construction activities 

(new housing should meet minimum 

standard), registration of property 

 



 

 

Type of Loss/ 

Application 
Specification Eligibility Compensation entitlements 

Due diligence findings 

(20 May 2018) 
affected 

entities 

titles, relocation expenses, 

minimum housing guarantee. 

Livelihood 

support 

Any 

househol

d 

member 

of a 

vulnerabl

e entities 

Preferential treatment for temporary 

employment during construction; 

Employment training (3–6 months). 

Work at the project site, several 

programs for supporting livelihood   

and training/re-trainings were 

offered. But no one expressed their 

interest. Further consultations will 

be carried out in 2019 

Temporary 

Disturbance 

All 

vulnerabl

e and/or 

severely 

affected 

entities 

Preferential treatment to avoid, 

minimize or mitigate disturbance as 

quickly as possible. 

All AHs are affected fully. There are 

no temporary disturbances.  

Relocation  
 

Transport/  

transition costs  

All APs 

to be 

relocated  

 

Provision of allowances to cover 

transport costs on actual cost basis 

at current market rates; to be 

included in contractual agreement  

Assistance to find an alternative plot 

or to find comparable house to rent, 

as applicable  

200,000MNT is provided to cover 

transport cost at average market 

rate and it included in the cash 

compensation.  

Unidentified  

Losses  

Unanticipated  

impacts  

All APs To be identified during project 

implementation; measures will be 

formulated as appropriate according 

to ADB policy and reported to ADB 

prior to implementation  

Nothing identified during due 

diligence 

 

Compensation for land 

29. The compensation per m2 of affected land is MNT 60,000. All land parcels are affected 
fully and permanently. All holders of land ownership, possession and use tenure will be 
compensated for their affected land MNT 60,000 per m2 as the conditions and locations of all 
the land affected by this subproject is similar. All APs preferred receiving their compensation 
in cash. The following principles will be applied for compensation of affected land: 

- Provide compensation for the affected land area that has land ownership, possession 
and use certificate. 

- No compensation for the affected land area that does not have land ownership, 
possession and use certificate. 

30. 21,141.37 sq.m land or 45 land parcels with official land title are fully affected by the 
Selbe subcenter facilities. Compensation for land costs 1,268,482,200 togrog has been fully 
paid to the APs. 
    

Compensation for structures 

31. For each type of affected structures, full replacement costs were determined, and the 
compensation amount set. The full replacement cost for the structures include the current 
market rates for purchasing new materials, costs for transportation, machinery and labor, and 
all other costs that will occur to replace the lost structure. There are 307 structures of which 
61 are residential houses/business houses, buildings are affected by Selbe subcenter facilities 
and all compensated at replacement cost without any deduction and depreciation. There are 
28 types affected structures such as brick houses, fences, entrances, iron gates, container, 
greenhouse, trees, gers, etc. The replacement costs for the housing units were determined 



 

 

based on the normative value for enlarged cost estimates (standard document issued by the 
Ministry of Construction & Urban Development, 2011) for different types of housing/building 
units such as brick, timber, Canadian style, sandwich panel, wood, iron, glass, etc. Also, 
conditions such as thickness of the wall, type of heating—regular stove or low-pressure 
heating stove, price increase since 2011, etc., were taken into account in calculating the 
compensation amount. For all the other structures and materials, the market prices for the 
materials were obtained and all the other costs such as labor, transportation, other materials 
etc., included. The calculated per m2 prices of the housing or the unit prices for each type of 
affected structures and objects were verified and adjusted against the current market prices 
of the housing and materials, where necessary. The prices indicated for the housing and all 
other structures and materials are full replacement cost, including the costs for labor, 
transportation etc.  
 
32. The detailed account of compensation for each type of affected structures, including 
affected land, is provided to each AH for negotiation and agreement, refer to Table 6: 
Compensation details for each AH – example. This detailed information on compensation for 
AHs showing the details for each affected item is provided only to the AHs, considering the 
confidentiality of personal information. If APs choose to share this information with others, they 
are open to do so. The aggregated compensation amount for the structures of each AP is 
included in the Annex 9 Consolidated compensation estimates for AHs – Selbe subcenter of 
draft LARP. 
 

Table 6: Compensation details for each AH – example 
AP and 

address 
Compensation item Unit Q’ty 

Unit 

price/MNT 
Total value/MNT 

 

SK00 

SBDistrict, 

14th khoroo, 

Khandgait 

00 street, 

#1000 

land  m2 874.11 60,000 52,446,497 

House, Type1 (Wooden) m2 66.00 738,540 48,743,640 

House, Type5 (Brick) m2 30.00 392,230 11,766,900 

Small storehouse, type4  m2 73.60 17,558 1,292,269 

Animal shelter m3 0.50 403,648 200,321 

Greenhouse m2 8.30 20,833 172,914 

Well m3 5.00 169,325 846,625 

Wooden fence m3 2.12 403,648 854,220 

Structure's foundation, 
Concrete 

m3 13.12 132,962 1,744,461 

Iron gate (type 2, sliding) Set 1.00 600,000 600,000 

Underground 
storage/basement 

m3 18.00 63,133 1,136,394 

Latrine, wooden pc 1.00 477,702 477,702 

Basketball playground set 1.00 500,000 500,000 

Small storehouse, Type8 m2 4.80 261,490 1,255,152 

Bush/tree(seabuckthorn) pc 6.00 15,000 90,000 

Tree (spruce) pc 9.00 25,000 225,000 

Bush/tree (birch) pc 2.00 15,000 30,000 

Subtotal for structures 69,935,598 

Total compensation (land + structures) MNT 122,382,096 

 

33. 1,798,116,058.4 togrog was paid as compensation for structures of APs of Selbe 
subcenter facilities. Cash compensation was paid at full replacement cost for lost structures 
without deduction and depreciation based on asset valuation and contractual agreement. 



 

 

 Compensation for business and livelihood 

34. All the business and livelihood losses are permanent. The affected businesses and 
livelihood activities are run by the AHs themselves and therefore, no employees lose 
employment. The expected affected businesses and livelihood activities are run on the land 
plot and in the houses of the AHs. The loss of livelihood activities of AH SH4 are not significant 
as the berry bushes that contribute to the livelihood does not bring substantial livelihood 
support. The bushes are used more for landscaping and gardening purposes. These AHs are 
provided with cash compensation for the replanting of their bushes. As for AP SH4, has bushes 
and the losses of the bushes are compensated as well. 
 
35. The AHs SH17 and SH20 have business activities in their homes. The compensation 
for the loss of business equivalent to 6 months of income were provided to these AHs. Table 
7 below provides the details related to the compensation policy for the expected affected 
businesses and livelihood activities. 
  

Table 7: Compensation Policy for Affected Businesses and Livelihood Activities 
—Selbe Subcenter  Social Facilities 

No. AH ID 
Land tenure 

type 
Business type / Livelihood 

Activity 
Comment 

Compensation policy 

1 SH4 ownership berry planting livelihood 
Provision of cash for replanting 
and landscaping (MNT581,000) 

2 SH17 ownership 
grocery and household items 
shop, handcrafts production 

business 
Provision of business income 
for 6 months (MNT18,000,000) 

3 SH20 ownership construction material sales business 
Provision of business income 
for 6 months (MNT4,352,491) 

 
 All non-landowner AHs will be provided with replacement land. The LA with the support 
of the PMO and General Authority for Intellectual Property and State Registration in UB city will 
organize the issuance of land possession rights with LA and land title certificates for 
possession with General Authority for Intellectual Property and State Registration. This will be 
organized by collecting all the application documents from AHs at the LA. AHs shall be notified 
the time period for collection of the documents at least 2 weeks prior to the start of the 
collection. All documents collected at the LA will be consolidated and provided to the 
Governors of relevant districts for issuance of land possession decisions. Once the land 
possession decisions are made, these will be collected and consolidated by LA and submitted 
to the General Authority for Intellectual Property and State Registration in UB city. General 

Authority for Intellectual Property and State Registration will review the documents and issue 
land title certificates for land possession. These will be collected by the AHs. Other AHs of 
kindergarten and business incubator center are being provided with this type of compensation 
after the negotiations and agreement to give the land.  

VII. Income and Livelihood Rehabilitation Support 

36. In the draft LARP, the following income and livelihood rehabilitation support measures 
are expected to be provided. 
 

- “AHs whose livelihood is impacted by the project will get preference in jobs 
associated with the subproject’s construction and implementation. Those who are 
unskilled will be employed in civil works as desired and as feasible (e.g. construction, 
restoring fences, and other project derived work, as applicable). 

- In order to improve the livelihoods of the vulnerable AHs, PMO will discuss the needs 
and problems of the vulnerable households, listed in Table 10: Affected vulnerable 
households – Selbe subcenter heating plant, in cooperation with the officials of 14th 
khoroo of Sukhbaatar District and APs. Vulnerable affected household of kindergarten 



 

 

and business incubator should be identified. For implementation of the income and 
livelihood support activities, PMO and Labor Department of MUB has reached an 
agreement for cooperation. Following the discussions on the income and livelihood 
support activities for the vulnerable, as well as unemployed APs, the Labor Department 
of MUB has issued an official letter confirming its commitment to support and 
cooperate with USGADIP through its programs such as (i) Program for preparation for 
labor and skills development, (ii) Program for supporting employment), (iii) Program 
for supporting young people’s employment and startup businesses, and (iv) Program 
for supporting employment of disabled persons. 

- Labor Department of MUB will provide supports on (i) Provision of orientation (career 
coaching) employment/skills, (ii) Inclusion in the unified registration (of job seekers) 
and information provision, and (iii) Mediation/provision for finding jobs. 

37. Within the Program for labor and skills development, vocational and re-training trainings 
will be organized free of charge from 1 to 6 weeks duration for unemployed persons, persons 
that might become unemployed, persons who have difficulties to find employment, children of 
labor age and children who dropped out of school. The following are the available sectors for 
skills development, vocational and re-training trainings: 

- Agriculture, forestry – 5 types of skills 
- Mining and exploitation – 7 types of skills 
- Production industry – 12 types of skills 
- Construction works and technical fields – 17 types of skills 
- Wholesale, retail, service industry and repair works – 14 types of skills. 

 
38. Within the Program for supporting employment the following will be organized: 

- Organize mass/public activities to provide temporary employment 
- Increase the income of job seeking unemployed persons, students, children/pupuls 

(labor age) through provision/mediation of part-time jobs 
- Income support through vegetable farming in groups. 

 
39. Within the Program for supporting young people’s employment and startup businesses, 
the following will be organized: 

- Provide financial support (to be paid back) 
- Discount for rent of workplace 
- Organize trainings on running a business. 
 

40. Within the Program for supporting employment of disabled persons, the following will be 
organized: 

- Discount for rent of workplace 
- Organize trainings on running a business 
- Provide financial support for job providers. 

 
41. Also, based on the needs and demand of the vulnerable households, the administration 
of the respective khoroos of Songinokhairkhan District will provide one of the following or 
combination of the following within the existing state and/or social welfare project activities 
and funding: 

- Provide employment in cooperation with the Labor/employment intermediation 
department of the District 

- Include in projects, implemented at the district, to support household livelihood 
- Free kindergarten services for the children 
- Provide food cards 
- Provide school dress and stationary for the pupils 



 

 

- Any other services and supports available at the district and set by law. 
 
42. PMO will be following up with the respective khoroo administrations and MUB Labor 
Department, whether or not the above measures were taken. In case that there will be 
difficulties in providing the livelihood improvement activities for the vulnerable households, the 
matter will be discussed and resolved at the LARC. 

43. Another element of reducing and eliminating subproject-induced vulnerability will be the 
careful consideration of the specific needs of female affected entities. To safeguard their 
livelihoods, the following gender sensitive provisions will be adopted for the subproject: 

- Women will receive compensation pertaining to their economic activities in their name. 
- Female heads of households will be registered as the recipients of compensation and 

rehabilitation measures due to their households. 
- Where land lost to the subproject was legally owned by women, and titles for 

replacement land will be registered in the name of women. 
- Women will be included in the participation process in all consultation meetings 

alongside male affected entities. 
- Due consideration will be given to complaints and grievances lodged by women. 
- Access for women to subproject related employment opportunities and targeted needs 

based special assistance will be guaranteed in cases of livelihood impacts. 
 

44. List of AHs of heating plant who are eligible for income and livelihood rehabilitation 
support is shown Table 8. Vulnerable AHs of kindergarten and business incubator need to be 
identified.   
 

Table 8: Affected Vulnerable Households– Selbe heating plant 

№ 
Income per capita is below 
minimum subsistence level 

Woman 
headed 

Elderly 
headed 

Disabled 
member 

Number of 
HH 

members 

1 SH5   SH5 SH5 5 

2 SH7   SH7   5 

3       SH12 5 

4 SH13 SH13     2 

5 SH17-1       4 

6 SH18       8 

7 SH18-1 SH18-1   SH18-1 3 

8 SH19       4 

9 SH19-1 SH19-1     2 

10 SH20-1       5 

11 SH20-2       4 

12 SH22       6 

13 SH24   SH24   1 

Total 12 3 3 3 78 

 

45. During the due diligence interview, APs affected by heating plant answered that they 
were aware of livelihood supports. However, no one was interested nor were provided with 
livelihood support. For APs of kindergarten and business incubator were not very well informed 
about these supports. Below are summarized key points: 

- There is no appropriate programme in terms of timing, age limit and specialization 
of the training 

- Need financial support and cash loan with low interest or without interest to 
improve livelihood 

- Discount for rent workplace sounds good but do not know how to apply 
- Not interested, because all AH’s by heating plant have fully moved from this place.  



 

 

 
 

VIII. Provision of Replacement Land and other relocation assistance 

46. MUB agreed to provide the following replacement land. In total, there are 138 comparable 
land plots in the existing ger areas in Bayanzurkh (25 land plots), Chingeltei (16 land plots), 
Sukhbaatar (18 land plots), and Songinokhairkhan (79 land plots). The total available land area 
is 32,170 m2 and the size of available land plots is from 202 m2 to 289 m2.  
 
47. At this stage, total of 64 households were required to relocate due to land acquisition for 
Selbe subcenter facilities, of these, 19 households were found to be non-plot owners and 1 
household did not have land right.  Based on meetings with the AHs, 19 plot owners out of 
interviewed 32 moved to apartment, of which 2 of them are living with parents temporarily, 10 
households moved into khashaa at different location, and 1 household moved into their summer 
cottage house. One had not moved and is waiting for the compensation. Remaining one 
household moved to Bayanchandmani soum temporarily. He paid 30% disposition for newly 
building apartment and is waiting for construction to be finished.   
 
48. With regards to the 20 non-plot owners, 18 were identified and interviewed. One of them 
is living in the 50 households’ temporary housing while others are living in others’ khashaa or 
in their parents’ home. It was noted that these households were provided with little 
compensation for moving the ger and others had to pay for the transportation 
themselves. Some of them had not provided with compensation at all as they did not own even 
the structures they were living in before. These APs confirmed that they have been suggested 
a replacement land for relocation and now site/location selection procedure was ongoing. As 
of November 2018, following non-landowner APs were provided with replacement land and the 
process of provision of official land right is ongoing. List of AHs who were provided with 
replacement land is shown in Table 9. 

 
Table 9. List of AHs who were provided replacement land 

No. AH ID 
Relocation site address /District, Khoroo, 

Street/ 
size of relocation 
land parcel, m2 

Status of provision 
of land rights 

1 SH1-1   

Land right provision 
process is ongoing 

2 SH 4-1 SBD, 16th khoroo, Belkh 9 237 

3 SH5-1 SBD, 13th khoroo, Rashaan 16 233 

4 SH 5-2 SBD, 13th khoroo, Rashaan 16 234 

5 SH 6-1 BZD, 24th khoroo, Tsakhlain 4 259 

6 SH 6-2 No info   

7 SH9-1 No info   

9 
SH 11-1 ChD, 12 th khoroo, Bulag 20 236 

Land right provision 
process is ongoing 

10 SH15-1 ChD, 12 th khoroo, Bulag 20  235  

11 SH15-2 no info   

12 SH16-1 No info   

13 SH 17-1 SBD, 15th khoroo, Dambadarjaa 81 287  

14 SH18-1 BZD, 19th khoroo, Tsaiz022 232  

15 
SH19-1 SBD, 15th khoroo, Dambadarjaa 81 287 

Land right provision 
process is ongoing 

16 SH20-1 BZD, 24th khoroo, Tsakhlain 4  258  

17 SH20-2 SBD, 16th khoroo, Belkh 9 238  

18 SH21-1 ChD, 7th khoroo, Khuvisgalchid 12 211  

 



 

 

IX. Grievance Redress 

49. PMO has introduced the grievance redress mechanism to AH’s during the public 
consultations and has also distributed presentations and procedures of grievance mechanism. 
Grievance redress mechanism consists of 4 phases and PMO is responsible for receiving and 
recording complaints lodged by individuals and having them resolved by relevant agencies. 
First, complaints are referred to PMO for resolution, then to the relevant district agencies or 
Governor of district, then to the working Group and City Governor and lastly to court. Within 
30days, of receipt of complaints the complaints should be resolved by PMO. Till date, a total of 
26 written and oral complaints received have been resolved from time to time, as 30 November 
2018.  
 
50. During the DDR interview, 4 AHs verbally complained to the consultant about 
compensation being delayed, amount of compensation was not enough to buy apartment, 
waiting for remaining 40% of compensation and compensation should be provided 100% and 
regarding the civil documentation and registration at new location. For the last complaint, 
complainant stated that the change in civil registration and documentation should be arranged 
for all relocated households. Because of this issue, the complainant could not get medical 
services in the previous khoroo nor in the new. 

 

51. All 22 written complaints were registered in the PMO and MUB grievance redress 
mechanism. 21 AH’s requested gap of the compensation and 1 AH requested to get land in 
new location. The Governor Office and PMO responded that all AH’s will receive gap of 
compensation including land value, moving expenses and six-months-transition support, and 
non-land owners will be provided land rights.   

 

X. Staffing, Budget, and other Resources 

52. The PMO has two resettlement specialists who are responsible for land acquisition and 
resettlement matters and in charge of one subcenter each. Their work is overloaded, and it is 
difficult to handle all LARP implementation activities since administration and paperwork takes 
too much time to process.  
 
53. There is only one land specialist in charge of land acquisition and resettlement for each 
district. However, there are 2 land specialists from Chingeltei and Sukhbaatar district are 
working for the project 4 days a week they are not only focusing this subproject but for the 
whole Tranche 1 project i.e. for land acquisition and resettlement Selbe subcenter road and 
engineering infrastructure as well as other land acquisition activities implemented by UB city 
and District Government. Therefore, they sometimes assign tasks such as negotiating with APs 
and awarding contracts to LAR specialist of PMO. 
 
54. Sometimes, to speed up land acquisition and negotiation process other engineers and 
staffs are mobilized. So, the PMO is now requesting MUB to provide additional staff to improve 
LARP implementation.   
 
55. It has been agreed that more staff will be engaged to improve resettlement planning: 1 
social and gender expert, 2 liaison officers, 1 administrative assistant to allow the resettlement 
experts to focus more on the technical tasks assigned to them. In early June 2018, the Land 
Agency appointed two accountants to assist the land officer. The two accountants are working 
full-time for the project. On 1 August 2018, 2 liaison officers and 1 administrative assistant were 
hired and started working for the Project. One more administrative assistant is being recruited 
to assist the PMO.  

 



 

 

XI. Implementing Issues and Proposed Time-Bound Corrective 
Actions 

56. General feedback from AHs. 50 or about 77% of total AHs were interviewed. Four (4) or 
8% of 50 AHs whom consultant met or talked on the phone were unsatisfied and remaining 
APs were satisfied with the subproject. 3 AHs were unhappy with the compensation and one 
AH was frustrated with the medical service access due to civil registration and documentation.  
 
57. The draft DDR prepared in June 2018 (based on site visits, consultations and review of 
the implementation of the land acquisition and resettlement provisions), identified time bound 
corrective actions to ensure compliance with SPS requirements. This section also includes the 
progress achieved in implementation of the various corrective actions till date. The corrective 
actions described below are consistent with the agreements between MUB, ADB and the 
affected persons. In addition to the internal monitoring of the implementation of these corrective 
actions by the PMO, an External Monitor (EM) will carry out external monitoring and evaluation 
to provide independent concurrent and ex-post evaluation of the proposed corrective actions. 
Semi-annual reports will be submitted to the PMO and ADB by the EM and will include the 
progress of implementation of the corrective actions for this subproject. 
  

a. Consultation and disclosure. The information provided to the AHs were limited 
during negotiation and compensation.  Although they were made aware about the 
project, the entitlements were not disclosed in full as negotiations were focused on 
payment for land and houses and other fixed assets.  

 
Proposed Corrective Actions: Further consultations will be carried out with regard 
to the provision of supplementary payments, assistance, and livelihood support 
which is scheduled in 2019.  

  
b. Provision of compensation and assistance. Cash compensation based on valuation 

and negotiation were paid for all AHs with official land title. 1 unlicensed occupant 
of land is being provided with alternative site with security of tenure and relocation 
assistance. The provision of land right is ongoing. For structures, cash 
compensation was paid at full replacement cost for lost structures without deduction 
and depreciation based on asset valuation and contractual agreement.  

 
Cash compensation is paid to move ger at average cost of service company. Total 
of 10 APs with ger were compensated with 250,000MNT each. Businesses Total of 
3 AHs with livelihood or business activities (SH4, SH17, SH20) were compensated. 
MNT22,933,000.5 was paid for business, equivalent to 6 months of income. Five 
non-landowner vulnerable households of heating plants selected the alternative 
relocation sites on priority basis. The process of provision of official land right is 
ongoing. 

 
Proposed Corrective Actions: Review the impact and provide income and livelihood 
support and other missing assistance and support as applicable as agreed in RF 
and MOU. It is recommended that PMO and Land Department should pay attention 
to accelerate process of official land title issuance to non-land owner AHs and 1 
unlicensed occupant.  

 
Update November 2018: The budget of the missing assistance and support for all 
AHs including non-land owner who lived in the same fences, was estimated by PMO 
and approved by the Civil Representatives Meeting of the Capital City in December 
5th, 2018. It will be provided to AHs through Land Department by end of June 2019.  



 

 

In terms of land title issuance to non-land owner AHs, 10 AHs have started to select 
the land which suggested by the Governor Office. PMO is received their cadastral 
maps from the contracted company and delivered to the District Land Offices to 
officially issue them. This process probably will take about 4–5 months depending 
on selection of AHs and verification by the District Land Offices.   

  
c. Supplementary Payment for Land. Land and asset valuation carried out in March 

2016 for the APs of heating plant assessed the land market value as MNT33,740per 
square meter. APs were not agreed on the land value and delayed negotiation. APs 
and MUB have negotiated that the compensation per m2 of affected land would be 
MNT60,000/m2. However, the land market value was increased to MNT80,000 after 
several negotiations with affected persons who were affected in road infrastructure 
from Selbe subcenter in June and July 2018. This gap of the value will be 
compensated (in 2019) to all AHs, to the same compensation standards as provided 
to other AHs impacted in the road and infrastructure component Tranche 1 ADB 
project. 

 
Proposed Corrective Actions: Provision of supplementary payment should be 
monitored and documented properly by the PMO. 
  

d. Vulnerable households. Vulnerable households of kindergarten and business 
incubator were not identified as socio-economic survey was not carried out. During 
the due diligence, no one complained about assistance to vulnerable household. 
But they stated that assistance and livelihood support to vulnerable households 
should be addressed more on financial support, loan and discount for workplace 
rent.        

 

Proposed Corrective Actions: Assistance for affected vulnerable households should 
be provided to them as per agreed RF and draft LARP.  The list of vulnerable 
households will be identified in early 2019. Detailed needs assessment will be 
carried out and a livelihood support plan will be prepared and submitted to ADB by 
June 2019.  

 

e. Staffing and Resources. PMO resettlement specialists handle all LARP 
implementation activities and administration and paperwork takes too much time to 
process. Also, some of the tasks of Land Department such as negotiation, contract 
awarding and document preparation as have been carried out by them. 

 
Proposed Corrective Actions: None. Based on work load of PMO resettlement 
specialists and officers of Land department, 2 liaison officers and 1 administrative 
assistant were hired and started working specifically for this Project starting from 1 
August 2018. The PMO is in the process of recruiting one more administrative 
assistant to assist the PMO. 

 

 


