
 

 

 

Resettlement Due Diligence Report 
 

 
 
 
 
 
 
December 2019 
Project Number: 45007-004 
 
 
 

Mongolia: Ulaanbaatar Urban Services and Ger 

Areas Development Investment Program (Tranche 1) 

— Extension of Wastewater Collector Main from 

Zuun Ail to Bayanburd (WSNR17A), Extension of 

Water Supply Main North East–Tasgan–Western 

Area Water Reservoirs (WSNR17B), and 

Rehabilitation of Sewerage Network from School 14 

to the Central Collector on the Main Road 

(WSNR17C) 

 

 

 

 

 

 

 

 

 

 

 

 

 

Prepared by the Municipality of Ulaanbaatar for Mongolia and the Asian Development Bank. 

 



 

 

CURRENCY EQUIVALENTS 
(as of 15 December 2019) 

 
Currency unit – togrog (MNT) 

MNT1.00 = $0.00037 
$1.00 = MNT2,724.00 

 
 

 

ABBREVIATIONS 

 ADB – Asian Development Bank 
 AH – affected household 
 AP – affected person 
 DDR – due diligence report 
 HH – household 
 LAR – land acquisition and resettlement 
 LARF – land acquisition and resettlement framework 
 LARP – land acquisition and resettlement plan 
 LMA – Land Management Agency 
 MFF – multitranche financing facility 
 MUB – Municipality of Ulaanbaatar 
 NGO – nongovernment organization 
 PMO – program management office 
 RF – resettlement framework 
 ROW – right-of-way 
 SPS – Safeguard Policy Statement 
 USGADIP – Ulaanbaatar Urban Services and Ger Areas Development 

Investment Program 
 

 

 

NOTE 

In this report, "$" refers to United States dollars. 
 
 
 
 
 
 
This resettlement due diligence report is a document of the borrower. The views expressed herein 
do not necessarily represent those of ADB's Board of Directors, Management, or staff, and may 
be preliminary in nature. 
 
In preparing any country program or strategy, financing any project, or by making any designation 
of or reference to a particular territory or geographic area in this document, the Asian 
Development Bank does not intend to make any judgments as to the legal or other status of any 
territory or area. 



 

 
 

 

TABLE OF CONTENTS 
 

Page 

I. Introduction 1 

II. Project Components 1 

III. LAR Impacts 4 

IV. Socio-economic information 6 

V. Information Disclosure and Consultation 6 

VI. Establishment of Replacement Cost for Land and Non-Land Assets 8 

VII. Provision of Compensation and Assistance 8 

VIII. Grievance Redress 15 

IX. Staffing, Budget, and Resources 16 

X. Implementation Issues and Proposed Time-Bound Corrective Actions 16 

XI. Conclusion and Recommendations 21 

 

ANNEXES 
1. Project Location Map 28 
2. Registration Pages 29 
3. Photos 30 

 
 

LIST OF TABLES 

TABLE 1. OVERALL LAR IMPACT ...................................................................................................................... 5 

TABLE 2. AFFECTED VULNERABLE HOUSEHOLDS .............................................................................................. 6 

TABLE 3. COMPENSATION POLICY FOR AFFECTED BUSINESSES AND LIVELIHOOD ACTIVITIES ............................ 10 

TABLE 4. COMPLIANCE OF THE RESETTLEMENT ACTIONS WITH THE ENTITLEMENT MATRIX PROVISIONS ............... 12 

TABLE 5. DETAILED INFORMATION OF THE APS ................................................................................................ 17 

 

LIST OF FIGURES 

FIGURE 1. LOCATION MAP ............................................................................................................................... 4 

 



 

 
 

 

ENDORSEMENT LETTER 

 



 

1 
 

 

I. INTRODUCTION 

 
1. Objectives of due diligence. Replacement of the existing clean water supply and 
sewage system pipelines, which are located in Bayanzurkh, Bayangol and Songino Khairkhan 
Districts have been proposed within the scope of the GADIP Tranche 1 as an additional work, 
and the contractor has been selected based on the design drawing completed in 2015 and the 
construction work has commenced in the fall of 2018. Land for the additional water supply and 
sewage system construction work was already acquired and people have been paid and 
relocated 2018 and 2019. Due diligence was carried out to (i) assess compliance with 
safeguards requirements as per agreed Resettlement Framework, and (ii) determine 
differences/gaps between the agreed RF and land acquisition and resettlement implementation. 
This due diligence report presents the findings and assessment, and proposes an action plan to 
address any outstanding issues or gaps found to meet compliance and requirements as per the 
agreed Resettlement Framework. 
 
2. Due diligence methodologies. This due diligence report has been prepared based on 
the agreed Resettlement Framework for the investment program. 
(https://www.adb.org/sites/default/files/project-documents/45007/45007-003-rf-en.pdf). Although 
Land Acquisition and Resettlement Plan (LARP) has been developed in May 2019 for this 
additional work, the relevant authorities have never approved this draft LARP, and the 
construction work has started in parallel with the land acquisition activities. Land Management 
Agency of the Municipality implemented the resettlement in compliance with the Project’s LARF 
with the help of the Project Management Office’s (PMO) resettlement specialists.      
 
3. Best efforts were made to meet all the affected households who already received 
compensation and relocated to other locations from 15 September 2019 to 10 December 2019. 
While some were happy to be interviewed, some refused to be contacted.  Phone calls were 
made, and interviews were held in locations suitable to the affected persons (AP). Out of total 
18 affected households, personally met -11; talked on the phone -2; and no connection-4. 
Some of people met represent 2 or 3 HHs. List of APs met shown in Annex 2.  Seven (7) out of 
affected persons have land ownership certificate, 3 APs have land possession certificate and 8 
APs are non-title holders.  

 
4. Several discussions were also held with the engineers, specialists of PMO, Land officers 
and valuator to get more information on the status of resettlement information.    

II. PROJECT COMPONENTS 

 
5. The Government of Mongolia and ADB signed loan agreement to implement USGADIP 
through multi-tranche financing facility (MFF) program. The MFF program supports the 
Ulaanbaatar city master plan in upgrading priority service and economic hubs (sub-centers) in 
ger areas. The program shall be implemented by PMO and the implementation time is expected 
to be 9 years and it comprises three tranches. The program is geographically targeted with 
multi-sector interventions. It proposes an integrated solution to respond to the urgent demand 
for basic urban services and establish a network of well-developed urban sub-centers 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 
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sector approaches, it will support the socio-economic development of existing urban sub-
centers and urban corridors. 
 
6. The impact of the program is improved living conditions in Ulaanbaatar. Its outcome is a 
network of livable, competitive, and inclusive sub-centers 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 sub-centers and connectivity between sub-centers is improved; (ii) economic and 
public services in sub-centers 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 north-west of Ulaanbaatar City respectively. The main 
components to be financed are (i) construction of sewer main collector pipes in Bayankhoshuu 
and Selbe; (ii) within the sub-centers, 15 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 sub-center development, strengthen the capacity of 
the PMO, and support service providers’ reforms. The Selbe subcenter covers an area of 156 
hectares and is hosts to approximately 2,400 khashaa (parcels/house plots). Bayankhoshuu, 
slightly larger at 162 hectares, hosts approximately 3,500 khashaa. 
 
8. After the Project started its implementation, it has been decided to include additional 
works of the Extension of water supply main North East – Tasgan – Western area water 
reservoirs; and Extension of wastewater collector main from Zuun ail to Bayanburd; and 
Rehabilitation of sewerage network from school 14 to the central collector on the main road, to 
the scope of the Project. Please see detailed location map of the Project sites from Annex 1. 
 
9. This DDR for extension of water supply main North East-Tasgan-Western area water 
reservoirs, extension of wastewater collector main from Zuun ail to Bayanburd, and 
rehabilitation of sewerage network from school 14 to the central collector on the main road 
covers three subprojects of USGADIP: (i) Extension of wastewater collector main from Zuun ail 
areas to Bayanburd and Extension of water supply main from North East water reservoir to 
Tasgan water reservoir ; and (ii) Extension of water supply main from Tasgan water reservoir to 
Western area water reservoir, and (iii) Rehabilitation of sewerage network from school 14 to the 
central collector on the main road. See Figure 1: Location map of Extension of water supply 
main North East – Tasgan – Western area water reservoirs and extension of wastewater 
collector main from Zuun ail to Bayanburd, and Rehabilitation of sewerage network from school 
14 to the central collector on the main road for the overview map of these three subprojects. 

 
10. Extension of wastewater collector main from Zuun ail areas to Bayanburd and extension 
of water supply main from North East water reservoir to Tasgan water reservoir: this subproject 
is being implemented on the territories 2nd khoroo of Bayanzurkh district, 9th and 10th khoroos 
of Sukhbaatar district and 8th khoroo of Chingeltei district. The water supply main will connect 
the North East Water Reservoir, located on the 2nd khoroo of Bayanzurkh distrct, to Tasgan 
Water Reservoir, located on the 8th khoroo of Chingeltei district. The water main pipes, with 
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diameters of 900mm and 4.01 km long, will be built through the 9th and 10th khoroos of 
Sukhbaatar district. The water supply main will be installed through the ger areas in the 2nd 
khoroo of Bayanzurkh of district until it reaches the main auto road around the Dari Ekh street. 
From this point to the Zuun ail crossroads the water supply main will be installed on the public 
space – pedestrian road along the auto road. Then from the Zuun ail crossroads it will run under 
the first lane of the autoroad to the Bayanburd area, in parallel with the sewerage collector main 
in distances varying from 1.5m to 2.5m, to be built under this subproject. From Bayanburd area, 
the water supply main will run through public space – pedestrian road along the autoroad and 
streets in the ger areas until it connects to Tasgan water reservoir. Construction of sewage 
system pipelines has not started yet and the installation of water supply pipelines started in the 
fall of 2019 and approximately 450m pipelines have been installed so far.   
 
11.  The sewerage collector main is expected to be built to connect the 9th collector main from 
the Zuun ail crossroads with 25th collector main in the Bayanburd area. The collector main is 
planned to be built on the territories of 9th and 10th khoroos Sukhbaatar district and 9th khoroo 
of Chingeltei district. This will be the 9b collector main, the diameter of the pipes is 600mm, and 
the total length of the collector main is 1.7km. This sewerage collector main will be built under 
the first lane of the existing auto road and in parallel with the water supply main, the distance 
between the water supply main and sewerage collector main will be from 1.5m to 2.5m. For the 
construction works trench shields will be used to prevent any damages to the 2nd lane of the 
autoroad and the pedestrian road and facilities next to the first lane of the autoroad, under which 
the sewerage main collector pipes will be installed. The construction work shall be carried out in 
2020.  
 
12. Extension of water supply main from Tasgan water reservoir to Western area water 
reservoir: The water supply main will connect the Tasgan Water Reservoir, located on the 8th 
khoroo of Chingeltei district, to Western area water reservoir’s pumping station on the territory of 
23rd khoroo of Songinokhairkhan district. The water main pipes, with diameters of 600mm and 
7.1 km long, it is expected to be built through the 8th and 9th khoroos of Chingeltei, 9th, 11th, 
12th and 21st khoroos of Bayangol district, and 12th-17th and 29th khoroos of 
Songinokhairkhan District. The water supply main is planned to be installed through the streets 
of ger areas of Chingeltai district 9th khoroo until it comes to the main autoroad near Ekh 
nyalkhas in Bayangol. From this point the water supply main will be built on public space along 
the fences of Ekh nyalkhas, pedestrian roads and first lane of autoroads of 6th micro khoroolol 
of Bayangol district, and through the built up areas of 3rd khoroolol. Then it will run through the 
ger area streets, and along the flood protection damn in the 1st khoroolol and public roads until 
it connects to the pumping station for the Western area water reservoir. Construction of the 
water supply main started in the fall of 2018. Due to the changes in the soil quality and 
approved alignment, the installation of the water supply main has not completed yet. In addition 
installation of about 2 km pipelines along the first lane of autoroads is expected to commence in 
2020.  
 
13. (17c): Rehabilitation of sewerage network from school 14 to the central collector on the 
main road: The existing sewerage pipes of 200mm on the territory of 4th khoroo of Bayanzurkh 
district close of the School No. 14 and shop No. 72 and which is connected to the main road in 
the south, the waste water will be connected to the central collector pipes through gravity flow, 
and the total length of the pipes is 543m. The sewerage pipes has been installed through the 
built up areas of 4th khoroo of Bayanzurkh district,  starting at the north of School No. 14, to the 
south through the streets of residential and commercial areas and connected to the main 
collector on the main street – the Peace Avenue. Construction work is completed. 
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Figure 1. Location Map 

 
 

III. LAR IMPACTS 

 
14. Land acquisition and resettlement of the Project has started in the fall of 2018. Based on 
the project’s design drawing, joint team of professional appraisal organizations, specialized 
research team, Land Management Agency (LMA) of the Municipality and the PMO specialists 
carried out survey and measurements of potentially affected persons and business entities. 
When carrying out such survey and measurements, Mongolian construction norms and 
standard БНбД 40-02-06: on the water supply, external network pipelines and facilities, has 
been applied and the width of protection zone from the pipeline has been reduced from 
10m to 6m in order to reduce the impact. 
 
15. Majority of the water supply main pipelines’ installation work shall be carried out on or 
through the public land and street and underneath along the first lane of the autoroads. At 
certain locations some households shall be affected. The total number of APs is 18, out of 
which 7 households/businesses have land ownership certificate, 3 has land possession 
certificates and 8 are non-title holders. These households and business entities shall be 
permanently affected by the project. Total size of the affected land is 656.9m2. It does not 
include the land size of the persons affected by the project due to the change of alignment. 
Land size that require the compensation payment is 355.6m2. Please see a list of affected 
business entities and persons from the Table 5. 

 
16. Total of 8 households living on the residential area shall be fully or partially affected by the 
Project, out of which 3 households have the land ownership certificate and 5 are non-title 
holders. AP-1 and AP-2 have been affected by the Water Reservoir Project implemented by the 
Municipality, received the relevant compensation 100% and vacated the land, therefore, it is 
impossible to include any detailed information about them. AP-10, 11, 12, 13 are non-title 
holders and they are partially affected. Small land and fence owned by AP-03 has been 
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affected. AP-14 has the land ownership certificate and small part of his land is affected. Size of 
affected land shall be defined upon completion of the design drawing. AP-15 is fully (100%) 
affected, this AP has pulled the fence down and is living on small non-titled land which 
remained in the area.  

 
17. AP-10, 11, 12, 13, 14 have been newly affected by the Project due to the changes of 
approved alignment.  AP-14, who is newly affected by Project due to the alignment changes, 
has been temporarily affected by the construction work carried out at the location, where he is 
residing, in 2019. Pipeline was installed from the west to south underneath through the fences, 
which required to pull down and rebuild the corner fences 3 times. Pipelines installed 
underneath through the fences shall now be continued along the north fences of this household. 
Width of this street is 7-8m. Although this household can be excluded from the alignment, there 
is potential risk of soil and land slides and collapse of the buildings, as this location has been 
digged and refilled 3 times in the past.  

 
18. Out of these 18 affected households, 8 runs business activities, 5 are individuals, and 3 
are limited liability companies. Some companies do not operate. /AP-3/. Due to construction 
work, 2 APs shall bear business losses.  

 
19. There are total of 5 APs (AP-01, AP-02, AP-15, AP-17, AP-18), who are fully (100%) 
affected including 2 garages built on the land without any permits.  All of them vacated the land 
100%. 

 
20. Out of total 18 APs, 8 APs received their compensation and 10 APs have not received 
their compensation yet. Out of these 10 APs, who have not received their compensation, 2 APs 
reached into agreement on the compensation package and the Mayor’s ordinance on issuing 
the compensation for them has been issued, 1 AP reached into agreement on the 
compensation package but is unable to provide the required documents, 1 AP submitted his/her 
request to the LMA of the Municipality for solving entrance/exit issues to his/her land, 5 APs 
who are potentially be affected due to the alignment changes, 1 household, who is not directly 
impacted, but objected the construction work in the area claiming that it will damage the 
foundation of the house, as the pipelines shall be installed very close to the protection zone, 
therefore this household (his house)  has been included as affected person.  

 
21. Total of 3 garages, built on the approved alignment located near SOT’s Apartment at the 
end stop of the 3rd and 4th Khoroolol in Bayangol district, shall be affected. Alignment in this 
area will be changed and shifted to the southwestern part of this location, where pipelines shall 
be installed through the cement stairs located on the public land. In this circumstance, metal 
fences with concrete base, located on both sides need to be pulled down and rebuilt. The 
relevant cost shall be reflected in the costs of construction work.   

 

Table 1. Overall LAR Impact 

Affected 
Persons 

Total 18 

Household 10 

Business entities 8 

Affected 
land parcel 

Total 16 

Full 5 

Partial 13 
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Affected 
Structures 

Total 34 

of which fully affected 
residential 
houses/business 
houses, buildings 

6 

 

IV. SOCIO-ECONOMIC INFORMATION 

 
22. APs census and socio-economic survey of subproject were conducted in 2017. There are 
total of 61 APs in the surveyed AHs, 34 (56%) were male, and 27 (34%) are women.     
 
23. The table below presents the list of vulnerable households.  
 

Table 2. Affected Vulnerable Households 

№ 

Income per 
capita is 

below 
minimum 

subsistence 
level 

Woman 
headed 

Elderly 
headed 

Disabled 
member 

Number 
of HH 

members 

1 AP-10 AP-10   5 

2 AP-11    4 

3 AP-12    4 

4 AP-13    6 

5 AP-16    3 
 

 1 - -  

 

V. INFORMATION DISCLOSURE AND CONSULTATION 
 

24. Information, consultation, and participation of APs are ensured through individual and 
public meetings throughout LARP preparation and implementation process. One public meeting 
to prepare the APs for LAR, introduce ADB SPS policy and principles and USGDIP, and 
discuss the concerns of the APs was held on 20 Sep, 2017.   Individual consultations with the 
APs were held at least three times to discuss and consult their concerns and issues and are 
ongoing since the first public meeting. Out of total 18 individuals participated in the consultation 
meeting held on 20 Sep, 2017, 6 or 33.33% were women. 

 
25. While preparing this DDR, the consultant met and consulted with representatives of all 
AHs and affected business entities during individual meetings. Data and information from the 
PMO census and socioeconomic survey, assets valuation and other relevant documents have 
been used in this DDR and necessary individual meetings with PMO staff and the appraisers 
have been carried out. During these activities and meetings, the PMO resettlement specialists 
provided information on USGADIP, LAR, their entitlements, the ADB policy and principles of 
LAR, property appraisal methodologies, grievance redress mechanism and procedures and any 
other issues and concerns raised by the APs. PMO’s public meeting attendance sheets 
confirmed that PMO has met with 18 representatives (6 female and 12 male) of APs during 
these meetings.   
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26. The APs met during the DDR preparation, had some knowledge and information about 
the Project.  Most of them expressed their support to the Project activities. However, as there 
are not enough space to carry out the consruction work in th neighborhood, people are 
concerned about potential hindrences at the construction site, such as difficulties for 
pedestrians to cross by, digging the holes in the neighborhood and keeping it open for long time 
etc. One AP, who was affected by the Water Reserviour Project financed by the Municipality 
funds, who has already received the compensation and vacated the land, complained that the 
compensation package was insufficient and there was not any help or support in moving for the 
household. Two (2) persons, who have received the compensation as a part of this Project, 
expressed their unsatisfaction on the compensation package. One of them was unsatisfied with 
the valuation of the garage built without any permits; and the other person was unsatisfied with 
the valuation of the pit latrine built on unlicenced land adjacent to the licensed land. See list of 
APs met In Annex 2.  
 
27. The key points which came to attention during meetings and consultations during the 
DDR. 
 

a. There are 8 people, who received the compensation. Some of them have received 
their compensation after 2 months from the resettlement.  

b. AP-01, who was affected and resettled by the Water Reserviour Project implemented 
by the Municipality, who has already received the compensation, expressed that 
his/her compensation package was insufficient.  

c. Although AP-15 has fully (100%) affected, and received the compensation, he did not 
vacate the land and is currently living in his house on that land. Construction work in 
this area has been completed. Since the construction work is completed, this AP has 
no willingness to move.  

d. Alignment of the water supply pipelines, which was planned to be installed 
underneath the autoroads located near 12st Khoroo in Bayangol district, is changed 
in such a way to install the pipelines along the 17th Street Gorkii located in the north 
of autoroads, upon crossing through the autoroad. Due to this change, AP-14 is 
newly affected. Pipelines installed through his land plot is in 8m depth. Therefore, 
there is concern that additional pipeline installation work along the northern part of 
this land plot inevitably affect the house and the fences.  

e. At the other end of above-mentioned street, pipelines shall cross through 2 land plots 
of 4 households. AP-10, AP-11, AP-12, AP-13 are non-title holders, but lived in that 
area for more than 12 years. Contractor company came to meet with these APs and 
notified that the installation work shall be completed within 3 days. These APs are 
asking where to live during the period, when the pipelines are being installed. 
Currently, no-one from the LMA of the Municipality came to meet.  

f. Three (3) LLCs, which run auto repair shop and retail business, have not concluded 
the contract, therefore the land has not been acquired yet. Mayor’s ordinance on 
paying the compensation to 2APs, has been issued and these APs are in a process 
of signing the contracts; 1 LLC submitted a request to the LMA of the Municipality to 
resolve the entrance/exit issues to his land and currently waiting for the response. 
Construction work has not started at the locations, where these APs currently reside.  

g. Fully (100%) affected 2 garages have been demolished.  AP-17 said that he is  
unsatisfied with the compensation package, which is barely equivalent to the market 
rate of 2-3 years ago. In addition, he is unable to find the land to build new garage as 
the area is densily populated residential area, which made it difficult for him to find a 
parking lot. 
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h. AP-16 has demolished the sophisticated toilet, which was built  inside the small 
house, that was built on the non-licensed land adjacent to his licensed land and said 
that it is difficult to find the land to build new facility in the area, which hinders the 
business activities.  In addition, he complained that the compensation paid for the 
latrine was below the market rate.  Furthermore, he said that the construction work 
caused the soil collapse which made a part of northern wall of the house to be broken 
through; and it incurred some loss to the household. Contractor company has 
indemnified the loss арилгын ажлын үеэр хөрсний нуралтын улмаас байрны арын 
хана нэг хэсэгт by paying him 2.1 million MNT.  

i. Construction work is being carried out at the densily populated residential area, 
therefore, it is hard to walk across the street and people are concerned about the 
holes dug in the area and taking long time to refill those holes.   

j. All fully affected 5 APs received their compensation. 2 APs moved and 2 APs 
demolished the garages and cleared the land. 

k. Construction site is too small, so it is been difficult for big trucks to turn around and 
often enters and exits households’ fence.  

l. Since there is not enough space for the pipes, trenches are piled in households’ 
fences upon mutual agreement. Negotiations for temporary occupation by the 
contractor has been always mutually agreed with the residents. See Notes of the 
meetings in Annex 3.  
 

VI. ESTABLISHMENT OF REPLACEMENT COST FOR LAND AND NON-LAND ASSETS 
 

28. “Besge LLC” and “Fine estimate LLC”, the companies specialized in valuation, valuated 
the properties starting from November 21, 2018 to October 28, 2019.  Market value of the land 
has been applied as of 77,691 MNT per m2 and in 34 types for structures no depreciation has 
been applied.  The market rate, by location was applied to the evaluation. The evaluation date 
matches with the date that the APs were compensated, thereby confirming that the APs were 
compensated at replacement cost. Therefore, the due diligence confirms that the project 
granted replacement cost at the time of payment.    
 
29. The assets valuators measured the properties in detail in the presence of the APs. After 
the measurement, delivered the available evaluation report to the Land Management Agency 
and the Land Management Agency (LMA) presented and negotiated with the APs. 
  

VII. PROVISION OF COMPENSATION AND ASSISTANCE 
 

30. Payments started in May 2019 until October 2019 as per signed contract.  
 
31. The process is noted as follows: 

 Notes executed, signed and confirmed after APs reviewed the valuation report 
prepared by the valuation company and accepted the compensation.   

 Awarding contracts and paying compensation within a month after issuance of the 
resolution is consistent with draft LARP. Some APs received their compensation 
within 3 weeks while some of them received within 2 months. 

 Some APs vacated the land voluntarily prior to receiving the compensation. /AP-16, 
AP-15/. Other APs vacated the land after receiving the compensation.  
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32. Land titleholders.  

 Total of 4 APs received cash compensation. Land value per square meter, which 
was acquired by the Water Reseviour Project financed by the Municipality, is not 
clear. For this project, 1 owner and 1 possessor received cash compensation for 
owned/possessed land at market value as of 77,691 MNT per m2 in Bayanzurkh 
district.  Total size of the affected land is 656.9m2. It does not include the land size 
of the persons affected by the project due to the change of alignment. Land size 
that require the compensation payment is 355.6m2.  

 Out of 3 affected companies, two companies’ land is owned/possessed by an 
individual. Two companies, whose land is minimally affected (very small part of the 
land is affected) agreed to release their land without any compensation. The 
compensation was not provided to these organizations, because of the following 
reasons, such as affected land size of these organizations was very small and land 
can be used further and owner/possessor agreed etc. Budget allocated for the LAR 
compensation by the LMA of the Municipality is limited and the market rate of 1m2 
land in the area is about 500,000MNT. Therefore, LMA had no financial means to 
pay the market rate, thus mutually agreed with individuals to provide the 
compensation only for the assets on the land.  

 AP-03 has a land jointly owned. Joint owner is currently abroad, therefore not ready 
for negotiation and submission; consequently, contract is not concluded and 
compensation is not paid. Construction work in this area is completed.   

 AP07 expressed that he does not want any compensation for his land and fences, 
that he owns, which is required for pipeline installation work. Instead he requested 
for an additional entrance and exit access permits from the Municipality. Response 
from the Municipality is pending.  

 AP-16 who has possession license did not receive compensation for land as affected 
structure was on the adjusted unlicensed land. The AP lives in the apartment and got 
compensation only for the structure. 

 
33. Structures.  

 Out of total 6 affected houses, 3 are residential (out of which, one is rented), 2 were 
used for business activities, and 1 is built for business purpose. Compensation for 
these houses was paid at MNT 420,000-425,734 per 1m2. 

 Compensation for uncompleted house of one person was valuated using the 
budgetary method instead of per square meter basis, and mutually agreed the total 
compensation at MNT 29,955,900. 

 Compensation for 2 garages built on unlicensed land was estimated at MNT 
6,048,000 each and paid to 2 APs. 

 Compensation for wooden pit latrine was calculated at MNT 477,702 and 
compensation for 3 such pit latrines was paid. 

 Compensation for wooden barn was calculated at MNT 119,000 and paid. 

 Valuation was calculated at MNT 24,920 for 1m2 wooden fence, 45,500 MNT for 
1m2 block fence and 21,080 to 42,432 MNT for 1m2 of metal fence, and the 
compensation has been paid. 

 Compensation for regular fence gate is estimated at MNT 435,000 and paid. 

 Cost of transporting the metal container was estimated at MNT 250,000 and paid to 
1 person; moving expenses per household was calculated at MNT 250,000 and paid 
to 7 households. Six of them lived in the rented communal house, owned by AP-05, 
and one was non-title holder, who was fully affected. 
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 Valuation was calculated at MNT 73,440 for 1m2 asphalt area, MNT 70,720 for 1b2 
concrete parking lot and the compensation of MNT 15,600,000 was paid for the total 
area of 212.5m2. 

 
34. Assistance 

a. A total of 7 HHs, including 6 rental HHs living in the affected house of AP-05 and fully 
affected AP were provided with 6 months transitional period assistance amounting to 
1,800,000 (300,000 MNT per month X 6 month).  

b.  The costs for the relocation transportation are paid to fully affected household and 
renters at amount of 250.000 MNT each. 

c. Compensation of 2,500,000 MNT in total was paid to an affected person, who has a 
small eco toilet with an Atmore sediment chamber, for the labour cost loss. 

d. Expenses incurred for getting the relevant documents required for newly allocated 
land certificate was not paid to one fully affected non-title holder.  

 
35. Loss of Business and Other Sources of Income. A total of 8 business entities are affected, 
3 of which are LLCs and 5 are individuals. Individuals run business activities such as renting a 
house, repairing tires, and operating a restaurant etc. During the construction work, the 
entrances to the majority of these businesses shall not be blocked or closed and they will not 
incur any losses. One AP is currently running no activities, the house was locked.   
 
36. Only 2 APs shall bear the loss of business activities. Access to the rental communal AP-
05 shall be affected, entrance to and exit from AP-08’s house used for various business 
activities shall be closed, which will result the loss of business activities. Loss of income to be 
paid by six tenants has been estimated at MNT 155,000 per month per household and six 
month’s income compensation has been paid to the AP-05. Compensation for the loss of 
business activities due to the closure of the house’s entrance and exit, has been calculated for 
21 days and paid to AP-08. The sewing workshop, which was operating in a dismantled small 
house, was moved to the house located behind the dismantled one.   

 
37. For other business entities, they have enough alignments to operate and/or alternative 
entrances/exits they can use during the construction period, thus they will not incur any 
business activities’ loss. 
 

Table 3. Compensation Policy for Affected Businesses and Livelihood Activities 

No APs ID Type of 
business 
activity 

Land 
tenure type 

Loss type Compensation policy 

1 AP-05 Renting ownership 
Benefit from 

renting 

Compensation for loss of renting  
fees MNT 5,580,000 

(6 renters x MNT930,000 per 6 

months) 

2 AP-08 
Rent, pub and 

restaurant 
possession 

Business loss-
entrance will be 

closed 

Compensation for the loss of 
business is MNT 8,258,292 

 

 

38. Livelihood Support 
a. The Labor Department of MUB and PMO has reached an agreement for cooperation 

and following the agreement, Labor Department is issued official letter confirming its 
commitment to support and cooperate with the project through its programs such as 
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labor and skills development, employment support, young people employment support 
and employment of disabled people.  

 
39. Non-Title holders.  

a. There are total of 8 non-title holder APs. Five (5) of them are currently living on the 
land, 2 uses the land for garage and 1 had toilet on the land.    

b. AP-10, AP-11, AP-12, AP-13 lived in the area for more than 12 years but did not have 
a land entitlement. High voltage electric pole with a capacity of 110 kW is located in 20 
meters from 4 households living on 2 land plots. The pole was built after these 
households started living in the area, but land certificate has never been issued. 

c. Brick garages of AP-17 and AP-18 were affected. They live in separate houses located 
next to those garages. It is impossible to find a garage space in the immediate 
neighboring vicinity, thus these APs plan either park outside of their land plot; or bring 
metal container garage and place in the old garage space. 

d. Small house of the non-title holder AP-15 was affected but the construction work was 
completed without dismantling it. LMA of the Municipality offered new land in farther 
locations, such as Takhilt and Nalaikh, but the non-title holder is interested in staying 
around nearby. Since he is non-title holder, no cash compensation shall be paid for 
land. Option of swapping land for land has been offered, but the non-title holder 
refused from the offer. 

e. Land plot, where the toilet of AP-16 is built, does not have any land permits. Another 
land cannot be allocated. This AP received the compensation only for the toilet.   

 
40. Temporary disbursement. 

a. When reviewing the construction works carried out in 2018-2019, it is observed that 
the Contractor negotiated with the APs on storing the pipelines at certain locations, 
parking the heavy machineries, vehicles and setting up the kitchen for the Contractor 
etc; and paid certain amount of compensation. However, affected persons have no 
complaints on these matters.     

b. During the construction work to be carried out in 2020, there is high possibility of 
creating temporary inconveniences for the residents. Especially, the installation of 
pipelines for extending water supply and wastewater collector main from Zuun ail to 
Bayanburd underneath along the first lane of autoroads may block the access to 
around 200 business entities and individuals, who operate along the road in the 
northern side.   Please see Appendix 3 for map.   

 
41. Based on the findings of the due diligence visits, review of the land acquisition process 
carried out and consultations with the affected households, the table below presents the 
compliance of the actions taken with respect to the requirements outlined in the entitlement 
matrix for the GADIP program. 
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Table 4. Compliance of the resettlement actions with the entitlement matrix provisions 

Type of 
Loss/ 

Application 
Specification Eligibility Compensation entitlements 

Findings During 
Implementation  

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 

 

Complied with.  
 
8 APs received cash 
compensation based 
on valuation and 
negotiation.  
 

 

Unlicensed 
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). 

Complied with. 
 AP-15 is offered the 
land. 

Partial loss of 
plot (<50%) 

Owner, 
possessor 
 

 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 

In some cases, even if the loss is 
less than 50%, it may be full loss 
as the remaining land cannot be 
used for original purpose. In such 
cases, if the APs decide, he/she 
can request that the land is fully 
acquired. 

Fully complied with.  
 

Unlicensed 
occupant of 
land 

Ownership or possession 
certificate and state title 
registration for adjacent unlicensed 
land will be provided by 
government. 

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

Complied with.  
 

Structures 
(residential/ 

Full loss of 
structure and 

Owner, 
possessor, 

Cash compensation for 
replacement of lost structure at 

Complied with.  



 

13 
 

 

Type of 
Loss/ 

Application 
Specification Eligibility Compensation entitlements 

Findings During 
Implementation  

commercial/
public/ 
community) 

relocation unlicensed 
occupant of 
land 

market rate determined through 
professional valuations without 
deduction of depreciation, based 
on contractual agreement and no 
deduction for salvaged materials 

Alteration to 
structure 

Owner, 
possessor, 
unlicensed 
occupant of 
land 

Cash compensation for lost part 
of structure and reconstruction of 
remaining structure at market rate 
without deduction of depreciation, 
based on contractual agreement 
and no deduction for salvaged 
materials  

Not apply. 
 

Moving back of 
fences 

Owner, 
possessor, 
unlicensed 
occupant of 
land 

The AP may choose one of the 
following alternatives: 
Cash compensation for relocation 
of fence at market rate without 
deduction of depreciation, based 
on contractual agreement and no 
deduction for salvaged materials 
OR 
Replacement/reconstruction of 
the fence by the subproject owner 
/ contractor 

Complied with.  
 
 

Moving or 
relocation of 
ger 

Owner, 
possessor, 
unlicensed 
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 

Not apply 

Temporary 
disturbance 

Removal of 
fence, civil 
works on land 
outside ROW, 
restoration of 
land and fences 

Owner, 
possessor, 
unlicensed 
occupant of 
land 

Cash compensation fee 
negotiated with AP.  
Access to land and residences 
Fences will be moved by civil 
works contractor 
There is no deduction for 
salvaged materials 

Complied with. 

Businesses 

Any business 
loss due to land 
acquisition or 
construction 
activities by 
Project 

All APs so 
temporarily 
affected   

 Cash compensation equivalent 
to the loss, for the period of 
interruption of business based on 
tax receipts/other valid 
documents or, if these are not 
available, based on the average 
net income of typical/similar 
businesses in project areas. 

Not apply 

 

All affected 
entities so 
permanentl
y affected 

Cash compensation equivalent to 
the loss, i.e., for the period of 
interruption of business based on 
tax receipts/other valid 
documents or, if these are not 
available, based on the average 
net income of typical road 
businesses  or similar businesses 

None 
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Type of 
Loss/ 

Application 
Specification Eligibility Compensation entitlements 

Findings During 
Implementation  

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; 

Employmen
t 

Any 
employment 
loss due to land 
acquisition or 
construction 
activities 

All 
temporarily 
laid-off 
employees 
of affected 
businesses 

Compensation for loss of 
employment income for the 
period of interruption of 
employment. 

None  

All 
permanentl
ylaid-off 
employees 
of affected 
businesses 

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. 

None. 

Vulnerable 
and/or 
severely 
affected 
entities 

Permanent loss 
of livelihood 
 

All 
vulnerable 
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 

Being complied with 

 

 

 

 

Being complied with 
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Type of 
Loss/ 

Application 
Specification Eligibility Compensation entitlements 

Findings During 
Implementation  

entitled to according to the Social 
Welfare Law. 

Not complied with 

Loss of land All 
vulnerable 
and/or 
severely 
affected 
entities 

Assistance with selecting a 
replacement plot and with 
preparation of contracts and 
administrative process of 
provisions of replacement plot 

Complied with. 
 

Loss of 
structure 

All 
vulnerable 
and/or 
severely 
affected 
entities 

Assistance with house relocation 
and other construction activities 
(new housing should meet 
minimum standard), registration 
of property titles, relocation 
expenses, minimum housing 
guarantee. 

Complied with. 

 

.  

Livelihood 
support 

Any 
household 
member of 
a 
vulnerable 
entities 

Preferential treatment for 
temporary employment during 
construction; 
Employment training (3–6 
months). 

Construction works 
have already started. 
None of the APs got 
employment at the 
construction areas.  

Temporary 
Disturbance 

All 
vulnerable 
and/or 
severely 
affected 
entities 

Preferential treatment to avoid, 
minimize or mitigate disturbance 
as quickly as possible. 

Complied with. 

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 
  

Relocation cost has 
been provided to 1 fully 
affected AP and renters.  
 

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  

 

 
VIII. GRIEVANCE REDRESS  

 

42. 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 referred to PMO for resolution, then relevant district agencies or Governor of 
district, then Working Group and City Governor and last, to court. Currently, there has been no 
written complaint lodged but oral complaints had been resolved from time to time.  
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43. Out of total APs met, 2 APs expressed their view that amount of compensation being 
small. However, both APs supported the project as it was the state project.    
  

IX. STAFFING, BUDGET, AND RESOURCES  
 

44. For the PMO, 1 specialist in charge of land acquisition were employed from July 2015 and 
later, employed 2 more staff and each specialists are in charge of one sub center now. Another 
4 assistants were employed from August 2018. Current staff in charge of the LAR at PMO has 
experience working on land acquisition related matters. They attend all meetings and make 
consultations with the APs.  
  
45. Land officer in charge of Songinokhairkhan District, City Land Department, and works 
focusing on Bayankhoshuu subproject water supply and sewage network component. With the 
support of the PMO staff, the land officer organizes meetings with the APs, consults and 
negotiates with them, collects documents required for the issuance of ordinance and drafts 
ordinances. The senior officer of the Land Department in charge of the LARP submits the draft 
ordinance for review and approval.  
 
46. WG in charge of land acquisition and resettlement was renewed on 7 April 2017 by the 
Mayor of MUB with resolution number No.A/194. This WG is responsible for the overall 
management and supervision of LAR activities for both sub projects and consists of 16 
members including Sukhbaatar, Chingeltei and Songinokhairkhan District and Khoroo 
Governors; Director General of Land Agency, representatives, other related state organizations, 
NGOs and APs.  Core group of LARP implementation is Land Acquisition Division of City Land 
Agency. In addition, new Mayor of MUB gave an importance of addressing the comparable land 
issue and issued the resolution No.A/448 on 14 May 2019, and ordered to establish the WG in 
charge of analyzing the situation and recommending the options for comparable land to be 
allocated to 253 affected non-title holders. WG consisted of 8 people and it was charged to 
prepare the options and present to the Mayor’s Advisory Council meeting on May 25, 2019. 
Following the WG recommended options, the First Deputy Mayor has issued a Guidance on 
organizing the replacement land allocation for these non-title holders and the process is 
currently ongoing in accordance with the MUB’s guidance.  
 

X. IMPLEMENTATION ISSUES AND PROPOSED TIME-BOUND CORRECTIVE 
ACTIONS  

 

47. The consultant met and spoke on the phone with a total of 13 APs. The most of them 
expressed their support for the project as being the government work. One individual, whom the 
consultant met in September 2019 mentioned that he had not been compensated for a long 
time, but informed the affected persons, whom the consultant contacted said that they are 
unsatisfied with the compensation amount. 
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Table 5. Detailed information of the Aps 

 
№ 

AP 
Numbe

r 
Address 

Total 
land m2 

Value of affected land 
MNT 

 Compensation for immovable 
properties MNT  Compensation 

for business 
loss   

Total 
compensation 

Type of 
impact 

LAR  
completed 

       
Size 
m2 

 Price MNT  
 Immovable 

property MNT  

 Other 
properties 

MNT  

1 

AP-01 

BZD 1а Section, 

Tsergiin Khotkhon 8 298 133.5 - - - - - fully relocated 

2 

AP-02 

BZD 1а Section, 

Tsergiin Khotkhon  1, 

129б 
538.6 58.9 - - - - - fully relocated 

3 

AP-03 

BZD 2ns Section, Ikh 

Dari Ekh 2 
503.7 34,1 2,652.195 - 1.336.200 - 3.988.395 partly yes 

4 

AP-04 

BZD 2ns Section, Ikh 

Dari Ekh  1-19а  633 171.7 13.339.545 - 9.950,047 - 23,289,592 partly yes 

5 

BZD 

BZD 2ns Section, Ikh 

Dari Ekh 1-19в  458 149.8 11.638.112 51,744,000 13,346,640 5,580,000 82,308,752 partly yes 

6 

AP-06 

BZD 2ns Section,  

/13351/ Dari Ekh 2 745 - - 45,775,950 2,366,432 - 48,142,382 partly no 

7 

AP-07 

BZD 12th Section, Selbe 

1 339.9 108.9 - - 16,161,206 - 16,161,206 partly no 

8 

AP-08 

ChD, 9th Khoroo, 

Denjiin Myanga /14120/ 

Enebish Avenue 46  
1270 - - 15,326,424 9,058,885 8,258,295 32.643,604 partly no 

9 

AP-09 

BGD, 9th Khoroo, Gorkii 

3-43в 220 unclear  -  29,955,900 1,229,386 - 31,185,286   partly no 

10 

AP-10 

BGD, 21st Khoroo, 

Unclear      

 

partly no 
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№ 

AP 
Numbe

r 
Address 

Total 
land m2 

Value of affected land 
MNT 

 Compensation for immovable 
properties MNT  

Compensation 
for business 
loss   

Total 
compensation 

Type of 
impact 

LAR  
completed 

11 

AP-11 

Gorkii 17-341 

Unclear      

 

partly no 

12 

AP-12 unclear      

 

partly no 

13 
AP-13 

BGD, 21st Khoroo, 

Gorkii 17-339 unclear      

 

partly no 

14 
AP-14 

Gorkii 17-410 

unclear      

 

partly no 

15 AP-15 

SKhD 31st Khoroo, 

Naluu 1-1 - - - 10,878,000 7,504,082 - 18,382,082 fully Not relocated  

16 AP-16 

SKhD Unur Khoroolol 

24 
372 - - - 9,630,200 - 9,630,200 partly yes 

17 AP-17 

BZD, 4th Khoroo, in the 

north of the Russian 

School #14  
- - - 6,048,000 - - 6,048,000 fully Relocated 

18 AP-18 

BZD, 4th Khoroo, in the 

north of the Russian 

School #14 
- - - 6,048,000 -  6,048,000 fully Relocated 

  Total  355.631 27,629,852 165,776,274 70,583,078 13,838,295 277,827,499 
  

 

 

 

 
1Only compensated affected land size 
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48. General Conclusion and Proposed Corrective Actions: 
 

a. Consultation and Disclosure. No consultation meetings had been held with APs 
and neither delivered information about disseminated printed brochures. 
Compensation related matters had been discussed only through individual 
meetings. APs have poor understanding about the project time and compensation 
structure, such as what kind of costs are included or not included in the 
compensation and why.  
 
Proposed Corrective Action/s: Hand books or leaflets about the project and ADB 
SPS need to be disseminated to the APs.    
 

b. Non title holder.  According to the proposed alignment change, pipeline installation 
near 21st Khoroo of Bayangol district, is planned to be installed through the land 
plots of Gorkii 17-339 (AP-13) and 341 (AP-10, AP-11, AP-12). However, right 
behind the land plot of Gorkii 17-339 110-kWt high-voltage electricity pole is 
located more than 20 meters far, and the pole's grounding was exposed on the 
ground inside this land plot. Water supply main pipelines is planned to be installed 
between these household’s land plots and the high-voltage electricity pole, and in 
this case, there is a high risk for the pole to deviate creating he danger in the area.  
 
Proposed Corrective Action/s: 

Option 1: Carry out the pipeline installation work through the existing land 
plot. During the construction period, affected households can be placed at the 
temporary housing, and relevant compensation for disassembling and re-
assembling the ger can be paid. After the installation, affected persons can 
continue to live on their land. 

Option 2: Land shall be acquired 100% and affected persons should 
vacate the land. Land Management Agency (LMA) of the Municipality need to 
allocate the new land plot to these households at permitted locations. 
Compensation for fence, barn, pit latrine, sewage manhole and other assets and 
moving expenses shall be paid to the affected persons. PMO’s resettlement 
specialist and the relevant officer from the LMA of the Municipality need to jointly 
implement his task and the relevant information must be included in the 
operational report of PMO upon completion of the resettlement activities. 
 

c. Vulnerable HHs. There are 5 families, whose household income is below the 
national living standard, one household of which is headed by a woman. All these 
households are newly affected by the Project due to the alignment change. 
Decision on how to carry out the land acquisition shall jointly be made with the 
citizens and the citizens shall make their own choices. If they choose an option of 
fully acquiring the land (100%), the compensation shall be calculated and paid as 
shown at Table 3. In addition, additional man force support shall be provided to a 
women-headed household when they move. If citizens choose an option of 
keeping the land upon completion of the construction work, then the construction 
at the site must be completed within a short period of time and contractors must 
try to minimize the potential inconveniencies for the minors of these households. 
 
However, it is possible to support vulnerable HHs within the TA project that is 
going to be implemented in 2020.  

 
d. Compensation. As of 15 December, 2019,  only 8 APs have been 

compensated fully according to the approved ordinances: No. A/449 dated 
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May 14, 2019, No. A/643 dated June 25, 2019, No. A/836 dated August 20, 
2019 and No. A/879 dated August 27, 2019. Mayor has issued an ordinance 
#A/1021 for paying the compensation to AP-6 and AP-08 on October 1, 2019, 
but until today the contract has not been concluded with the APs, 
consequently the compensation has not been paid. The reason is unclear. 
Timeframe between the date of assets’ valuation and the date of the Mayor’s 
ordinance ranges from 2 months to 1 year and 8 months. The most affected 
persons were AP-05 and AP-06. Their valuation has been conducted on 
October 2, 2017, but the Mayor’s ordinance for paying the compensation to 
them was issued on June 25, 2019 and they got reimbursed. Timeframe 
between the date of assets’ valuation and the date of compensation payment 
usually ranges less than a year. But for these two APs 1.8 years passed, 
which is likely that their assets got depreciated against the valuation amount 
and it is possible that the current market rate has not been taken into 
consideration.   
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XI. CONCLUSION AND RECOMMENDATIONS 
 

During the due diligence review, the consultant has reviewed the project documents such as 
LARF, draft LARP, property valuation report and 2017 socio-economic survey of the 
subproject.  In addition, the consultant met with APs individually. Based on the findings 
observed during the due diligence work, the following conclusions are made:  

 
1. The land acquisition and resettlement was done in accordance with Asian Development 

Bank's (ADB's) Safeguard Policy Statement (2009) and the agreed Resettlement 
Framework.  However, draft LARP has not been approved by the Mayor of Ulaanbaatar 
City and ADB prior to commencing the LAR. This was discussed with the PMO as non-
compliance since ADB SPS and the LARF requires that the LARP be cleared by ADB as 
satisfactory prior to award of works to the civil works contractor.  PMO confirmed that the 
internal checks and mechanisms have been established to ensure that this will not be 
repeated;  

2. Although AP-15 has fully (100%) affected, and received the compensation, he did not 
vacate the land and is currently living in his house on that land. Construction work in this 
area is completed. Although the LMA has offered this AP adequate land at 2 locations, 
AP refused to move because those locations are fare away and the household has sick 
person, in addition the construction work is completed. Generally, it is crucial that the 
appraisal organization, land acquisition and the Project’s resettlement specialists to 
discuss with APs on which assets shall be compensated and which assets are not 
compensated and make fair decision on the compensation package.  

3. Alignment of the water supply pipelines, which was planned to be installed underneath 
the autoroads near 12st Khoroo in Bayangol district, has been shifted to the northern 
side of the road crossing the autoroad. Due to this alignment changes, AP-14 was 
temporarily affected. Pipeline installed underneath the land plot of this household is 
installed in 8m depth, if the pipelines to be installed along the northern fence of this 
household’s land, and assume the depth of installation is the same, then this 
household’s fence and house shall be affected. Currently, actual impact cannot be 
identified as the design drawing has not either been revised or approved. Once the 
design drawing is modified and approved, the impact needs to be re-determined.    

4. Endorsed alignment change near SOT’s Apartment at the end of 3rd and 4th Khoroolol in 
Bayangol district needs to be immediately approved and construction work must 
commence. There are not any affected household or business entities. Cost of restoring 
the concrete stairs and fences can be included in the cost of construction work.   

5. During the construction work to be carried out in 2020, there is high possibility of creating 
temporary inconveniences for the residents. Especially, the installation of pipelines for 
extending water supply and wastewater collector main from Zuun ail to Bayanburd 
underneath along the first lane of autoroads may block the access to around 200 
business entities and individuals, who operate along the road in the northern side. 
Although distance between the alignment and the entrance access to these APs is more 
than 5m, this matter needs to be handled carefully through reminding the Contractors for 
organizing the construction work in such a way to avoid disturning the citizens and 
creating inconveniencies.      

6. Ensure all cautions and markings are well placed around digged holes.  
7. The consultant contacted with 11 APs; one of which moved from the area and bought an 

apartment unit; 1 did not receive the compensation, and not willing to move; 2 APs 
dismantled the garages and received the compensation; 1 AP is disappointed that the 
amount of compensation is not calculated at the current market rates. However, he 
expressed his support for the government work, as he is a civil servant himself.   

8. Timeframe in between the dates of negotiating with APs, concluding contract and paying 
the compensation is too long. 

9. There is an urgent need to train the contractors on ADB’s social safeguard policies and 
disseminate handbooks or manuals before the project. 
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10. Poor management of and failure to comply with safety rules by the contractor are 
impacting the residents. The project control and supervision need to be exercised.   

11. It is recommended to improve the involvement of Working Group members in all stages 
of the LAR process.  

12. It is advised to disclose the information about the entitlement matrix to the APs and 
disseminate brochure and printed materials. APs tend to demand various values & 
compensation because they lack with proper and accurate information. A copy of the 
signed contract should be given to all APs. Any additional support to be provided 
following the review of each case should also be disclosed to the APs so they know if 
they will still get additional compensation and other support even if they were already 
paid.  

13. At the stage of developing the design drawing, land acquisition, resettlement, and other 
land management specialists need to work with the design drawing engineers in order to 
explore options for avoiding and  minimising the impact. It is highly troublesome and long 
process to change the alignment after the design drawing is approved, which delay and 
adversely affect construction time and budget. 
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Meeting Notes  
 

Fully affected households: 

B. Bayarsaikhan, BZD, 1а Section, Tsergiin Khotkhon 8 

Lives in a family of 9 with her husband and 3 children, 2 daughters-in-law and 2 
grandchildren, on the affected land. They owned two adjacent land plots of 298m2 each. 
Front land plot and half of the 160m2 two storey house was affected, which resulted full 
impact by the project and we received a total of MNT 140 million for compensation. I have 
never met with the project officials. Everyone, who came said that this project is the 
Municipality’s project. There were 2 houses on our land plot. One of them was my business 
premise, which I used as the warehouse of medical plants. She has a booth at the Narantuul 
market, where she sells medical plants and herbs. Her husband has been injured in car 
accident and currently he stays home after being retired due to the light disability. Her family 
bought this land in 2002. Although, she planned to expand her land plot in the future, she 
agreed to vacate the land as she is supporting the project. Compensation was not enough 
though. She bought 73.5m2 three-room apartment unit near the Officers’ Palace and now 
the household has a debt of MNT70 million. At the time of receiving the compensation, her 
family had a loan and they used the compensation money to pay-off that loan. There were 3 
households, living on that land plot. Now one of my sons rents an apartment unit and the 
other son and his family lives with us.   

Comment: Now, it is difficult for her to store the medical plants, herbs as she does not have 
a warehouse.  

/Land acquisition and resettlement was carried out by the Water Reservoir Expansion 
Project and the Municipality paid the compensation/  

Sh. Enkhtuul, SKhD, 31st Khoroo, Naluu 1-1 

The land, where she lives now has not title. There are 3 family members. This household is 
fully affected. Although she signed the contract, still has not received any compensation. 
LMA officer came and said, that they are not entitled to any compensation for land, as they 
are non-title holders and demanded them to move after receiving the compensation for the 
house or to get adequate land in Takhilt area offered by LMA. Since, we cannot get enough 
money to buy the land, we thought, lets just get that compensation for the house and then 
find a place to live elsewhere. We pulled down the fences and the construction work is 
completed. I wish we can stay here. Her husband is sick and feeling weak. If we move, we 
shall be far away from medical services. When the LMA officer that that there shall not be 
any compensation for the land and offered us the land in Takhilt, we refused. It is too far. We 
did not demolish the house, but the construction work is completed. Once the work is done, 
I'd like to stay here. 

G. Nyambayar, BZD, 4th Khoroo, Garage located behind the Russian School# 14 

It is a garage without heating. At that time, Apartment Owners’ Association allocated this 
land for us and we built this garage ourselves. We don’t know, whether this land has any title 
or not. I assume that all garages facing to the east have land titles and the other does not 
have the land titles. I also did not know that there is pipeline installed underneath these 
garages. I received MNT 6 million for compensation. This money is not enough to buy a 
garage near here. Valuation was too low. As an individual, I incurred the loss. If I buy a 
garage near here, it will cost me 10 million MNT. But I supported the project and moved my 
garage. I live in the neighbouring residential building #200 and I am a civil servant. I park my 
car in front of the apartment if I can find empty space. It is very hard during the winter.  
Garage rent per night costs MNT10,000. I pay MNT 300 thousand per month. Since I am a 
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civil servant, my salary is low, almost one third of my salary goes to the garage rent. I am 
very disappointed that my garage was valued at the rate of a garage that was sold 2-3 years 
ago. Valuator said that there were no other options. Valuations should not be estimated this 
way.  

G. Bataa, BZD, 4th Khoroo, Garage  

He moved my garage supporting the project activities. This AP received MNT 6 million for 
compensation. He is planning to transport the metal container garage and place it at its old 
location after the pipeline installation is completed. He needs the garage to park his car. 
Otherwise, he does not have other issues. Currently he is in the countryside and cannot 
physically meet with the consultant.  

Partially affected households: 

Sono-Od LLC, Narangerel-99112835 

This AP has been notified about the project and received information. Upon appraisal, the 
compensation package of MNT 48.1 million was proposed. Currently, he did not sign any 
contract year, land is not acquired and the construction work is not commenced. He is 
expecting the LMA officers to come to meet him and provide information.  This land plot is 
our farm yard. The house and the container located in the front row shall be affected.  

Shine Ail Tuv, KHAAN Tugrug LLC, Mr. Gerelchuluun, Chief Executive Officer 

He has no objection against the pipeline installation, but requested the entrance and exit to 
our house to be resolved. His land is owned, when he first purchased this land for the 
purpose of running farm activities, he gave away 2-room 3 apartment units. Therefore, he is 
not selling this land. He said to Dorjbat, specialist of the LMA, just to install the pipelines. But 
even the pipeline installation causes him some loss, as he cannot build a house on that part 
of the land. However, he said, if the permission for entrance and exit to our land is given, 
then he is ready to allow the pipeline installation. Currently, there is no contract signed. 
Residents of the high-rise apartments located on the north side of our shopping center, 
usually park their cars here, so the second exit is necessary in this area.  

BZD, 2nd Khoroo, Ikh Dari Ekh 1-19 а /19 b   P. Enkhtuya/Ninjin 

Total land size owned by the woman entrepreneur is 633m2, and small part of her land is 
affected. Adjacent land is owned by her daughter B. Ninjin and her land size is 458m2. 
Approximately 300m2 land shall be affected from these two land plots. 123m2 house, which 
was built on the daughter’s land was dismantled. She received the compensation. 
Demolished house was used for rent. There is one problem now. Although 2 other houses, 
located inside this land, are not affected, when 4m deep big hole is dug next to these 
houses, soil will be loosened and there is a potential risk of soil collapse. During the 
discussion with the Contractor, they said protection walls shall be built to avoid from such 
risks. But if these houses are damaged or collapsed, who will be responsible? Who will pay 
the compensation? Both these 2-storey houses are used for communal renting. Mother and 
daughter lives separately. Daughter rents an apartment unit and lives with her family.  

SKhD, Unur Khoroolol, 24- Vietnam Repair Shop’s Extension, Baldorj 

The land was vacated and cleared in August, 2019. This AP has received the compensation 
a bit later. Compensation was not enough to rebuilt new toilet, as it requires a cost of at least 
MNT 10 million. AP has the land possession certificate, which is valid for 15 years. Sewing 
workshop’s toilet located on the second floor was dismantled. Pipeline installation work is 
completed. The toilet, which was located inside 4x4m house was sophisticated indoor 
restroom. The toilet has been demolished and cleared; the toilet is not operating now. 
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Therefore, sewing workshop is closed temporarily. More than 10 people work in the 
workshop seasonally. The construction work of the project did not negatively effect on the 
business activities of the organization. But it is hard to operate without toilet and there is no 
land available to rebuild the toilet. 
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Star Inter Trade LLC, B. Bat, General Director 

Generally supports the project activities. Met with the LMA and the Project officials and 
mutually negotiated. Currently, contract has not signed yet, consequently the compensation 
is not paid and the land is not acquired. 

BGD, Gorkii 17-410, M. Batjoloo 

Although this land plot is not affected, contractors dug 3 times on the northern side of this 
land plot in order to find a pipeline installed crossing the auto road, as his land is located 
adjacent to the road. When the pipelines were installed in such a way to pass through this 
household’s owned land plot, the permission has not been taken from the household, when 
the hole was dug on the northern side of the land, the existing fences were pulled down and 
the ger, that was located in the rear part of the land, was moved to the south through 
disassembling and reassembling it. This ger is a new ger, which the land-owner’s brother 
just bought and it has been built in order to dry and accustom the ger to assembling.   But 
two days after the assembling the ger, it has been disassembled and moved to the southern 
side of the land plot. It has never been returned to its original location in the northern side of 
the land. New ger becomes uneven and dissymmetrical if it loses its shape. We think this is 
what happened to their ger.   No one lived in that ger.  More than 10 people, including the 
AP’s mother, 2 children and their families live in the house. Recently, we heard that design 
drawing of the alignment might change, and new design drawing is upcoming etc. We wish 
all these works to be completed before it gets cold in the winter.  Originally, we support this 
government project. But when a big hole is dug around my neighbourhood multiple times 
really disturb our convenient life, we even don’t have a place to park our car. 

/According to approved design drawing, pipeline installation alignment is passing in front of 
this household’s land plot, underneath along the paved autoroad, but the Road Department 
of the Municipality refused to break down the paved road during the construction and did not 
endorse the pipeline installation work to pass through underneath the auto road. Therefore, 
design drawing author need to change the alignment. When the alignment was changed, 
installation of pipelines was planned in such a way that the pipelines to cross the road 
underneath facing to the north and continue to install along the northern street of this 
household. But when the contractor carried out the crossing of pipeline work, pipelines were 
installed underneath through this non-affected household’s land plot in the western side and 
pulled the other end of the pipeline from the depth of 8m. In order to install the pipelines 
further, 8 m deep hole has to be dug which is highly possible to adversely affect this 
household’s land, fence, ger and house. / 

BGD, Gorkii 17-339, N. Mendjargal /Spouse S. Gantuya/ 

Brother of the land owner N. Mendjargal and his family live on the land owned by N. 
Mendbayar. Mendjargal has a family 6 including his 4 children. His wife, S. Gantuya is a 
stay-home mother, who takes care of her 3 children aged 3-6. Mendjargal does various 
construction job in the summer. They are non-title holder. Land owner lives in an apartment 
unit. Mendjargal’s family moved to Ulaanbaatar 12 years ago from countryside and settled in 
this area even before the high voltage power line is built nearby. Due to the existence of high 
voltage power line nearby, land certificates are not issued in this area. From the project, 
officers came in the past and we agreed to install the pipelines through our land plot. 
However, we are afraid what we have to do if the pipeline is broken down underneath, when 
we live on the land above. Grounding of high voltage power line is located behind our ger in 
our land plot. We don’t know how to handle it? 

BGD, Gorkii 17-341, E. Erdene-Ochir, /lives with 3 other households on this land plot/  
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This land belongs to his system Alimaa. There are 3 households live on this land. We have 
been living here since 2000, but we are non-title holders, and never bothered about having 
any land certificates. E. Erdene-Ochir lives with his wife and two children in a ger in the front 
line. Otgonbayar’s family of 4 lives in the middle ger. They have 2 minor kids. Alimaa, 
Erdene-Ochir’s sister lives with her 4 children in a ger built on the northern side of the land 
plot. She is family-heading woman. Erdene-Ochir works as a private taxi driver. Other 2 
households jointly sell small items to generate income. All three families have young children 
between the ages of 5 months and 4 years. Official from the LMA came and met with us. He 
informed that the pipeline installation shall pass through in between the front 2 gers. We told 
them that if the construction work can be completed within 2-3 days, we are okay with it. We 
need to support the government’s project activities. 10,000 high voltage power line exits right 
next to this land plot. 
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ANNEX 1: PROJECT LOCATION MAP 

 

  



 

29 
 

 

ANNEX 2: REGISTRATION PAGE 

 

This annex contains personal information which constitutes information that is subject to 

exceptions to disclosure set forth in ADB’s Access to Information Policy. 
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ANNEX 3: PHOTOS 

AP-03 AP-04, AP-05 AP-06 

 

AP-07 AP-08 

AP-08 AP-09 

AP-13 AP-14 AP-15 
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AP-16 AP-17 and AP-18 

 

Rehabilitation of sewage network from 14 school to the central collector on the mail road 

 

Near Tasgan water reservoir 
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From Zuun ail to Bayanburd  

 

 

 

 

 

 

 

  


