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do not necessarily represent those of ADB's Board of Directors, Management, or staff, and may 
be preliminary in nature. 
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I. INTRODUCTION 
 
1. Ulaanbaatar Urban Services and Ger Areas Development Investment 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.1 It is 
expected to directly benefit 400,000 people living in the middle ger areas and to indirectly benefit the 
entire population of Ulaanbaatar. The expected impact of the investment program will be - improved 
living conditions in Ulaanbaatar. The expected outcome will be a sustainable, inclusive, and well-
structured development of ger areas in Ulaanbaatar. GADIP is funded through a multi-tranche 
financing facility (MFF) lending modality totaling up to $320 million over a period of 10 years and will 
be comprised of three tranches. 
 
2. The impact of the program is improved living conditions in Ulaanbaatar. Its outcome is a 
network of liveable, 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. 
 
3. Tranche 3 is in line with the program objectives to create a network of liveable, competitive, 
and inclusive subcenters in Ulaanbaatar’s ger areas. The two subcenters covered under Tranche 3 
are Tolgoit located in the west part of Ulaanbaatar and Sharkhad located in the east part of 
Ulaanbaatar. Both locations share characteristics that are in line with the selection criteria indicated 
in the Program framework financing agreement (FFA) and fit other priorities of MUB. Tranche 3 will 
(i) contribute the spatial restructuring and urban infrastructure upgrading in Tolgoit and Sharkhad 
subcenters; (ii) improve community access to urban and economic services; (iii) deliver socio 
economic facilities; (iv) complete the targeted investments under Tranches 1 and 2; and (v) support 
institutional strengthening and capacity building.  
 
4. Tranche 3 outputs are: (i) Road and urban services networks are expanded within priority 
subcenters, and connectivity between them is improved through the construction of (a) 16.62 
kilometer (km) road and 160 meter (m) bridge, (b) 10.87 km of water supply network and 10.61 km 
of sewer system, (c) 7.06 km of heating pipeline with 7 sub-stations, (d) 40 km of 10 kilovolt (kV) 
power cables 3х240 mm2 with auxiliary facilities, (e) 9.6 km fiber optic cable with auxiliary facilities; 
and (f) 10.88 km of flood protection channel and two sediment retention ponds, (ii) Social and 
economic facilities in targeted areas are improved through the construction of one kindergarten (240 
children), one community development center and one training center each in Tolgoit and Sharkhad; 
one Sports Complex in Sharkhad and one primary health care center in Tolgoit; social housing within 
project area and four landscape for both Tolgoit and Sharkhad including pedestrian bridges; and (iii) 
Institutional strengthening and capacity development for (a) community participation, awareness, 
and empowerment, and small and medium-sized enterprise (SME) development; (b) support for 
PMO to strengthen program implementation.  
 
5. This Due Diligence Report (DDR) is prepared for two sub projects – (i) Construction of Green 
public spaces in Tolgoit subcenter – Lot 2, subproject No. SHTL and (ii) Construction of the Training 

 
1 There are three types of ger areas: (i) Central Ger Areas are located around the city’s built core and where the potential 

for access to water, roads, and solid waste collection is highest. They are characterized by modern style buildings, which 
are replacing the traditional gers, and developing microenterprises as household incomes and savings increase. (ii) 
Middle Ger Areas are located around the Central Ger Areas and whose inhabitants depend on water from tankers and 
use pit latrines. These areas have intricate streets that are difficult to access and are prone to flooding because of lack 
of drainage—with conditions worsening during the winter months. (iii) Peri-Urban Ger Areas surround the Middle Ger 
Areas and are expanding at an accelerating pace. They have the least access to basic infrastructure and services. 
Inhabitants of these areas mainly rely on tanked water supply, simple pit latrines, and are built on or along hazardous 
sites near high-tension lines, natural drainage channels, or steep slopes. 
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center in Tolgoit subcenter, subproject No. TBC. It is based on the technical design of the 
subprojects, scope of the land acquisition and resettlement (LAR), land and assets valuation report 
and the consultations with the affected land and asset owner. This DDR evaluates the compliance 
of the LAR activities with applicable laws of Mongolia, Asian Development Bank’s (ADB) Safeguard 
Policy Statement (SPS), 2009, and the updated Resettlement Framework (RF), March 2020, and 
the report provides the details on (i) the subprojects, (ii) LAR scope, (iii) eligibility and entitilements 
of affected entities, (iv) procedures for public consultation and information disclosure and (v) 
conclusion. 
 

II. DESCRIPTION OF SUBPROJECTS 
 
6. Initial design drawing to construct green spaces in Tolgoit subcenter in the territory of the 1st 
Khoroo of Songino Khairkhan District under Tranche 3 has been developed and currently the 
detailed design drawing is being prepared, see Figure 1. Location Map, the area on which the green 
space will be built is indicated in green color in the lower left hand side.  Based on the requirement 
of space needed for the green area and availability of vacant public space of 0.9 hectares (9000 m2) 
land in the territory of the 1st Khoroo of Songino Khairkhan district,  an initial design drawing for the 
green spaces in Tolgoit subcenter has been developed in accordance with the city and village 
planning and construction norms and standards BNbD 30.01.04.   

 
Figure 1. Location map for subprojects in Tolgoit subcenter 

 
 
7. On this site, the Governor of Songino Khairkhan District issued Ordinance #A/587, on 25 
December 2018, to build a green space. Green space with a basketball court, 3x3 or basketball half 
court, volleyball court, badminton court, two sunshades and a playground for children aged 2-5, 
outdoor fitness field for the elderly and teenagers, pedestrian lane, bike path and auto road etc. has 
been planned on 9,000m2 land with the capacity to serve approximately 150-200 persons at the 
same time. Access roads are planned from the west, north, and southern parts of the green spaces 
in line with planned new road to be built as specified in the Songino Khairkhan District’s 2030 Master 
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Plan. Out of a total required 9,000m2 land, 3342m2  shall be used to create green spaces and 
landscaping and 1818.2m2 for public area. A parking lot for 42 vehicles is included in the design 
drawing, see Figure 2 below for the overview of the planned developments within the green public 
space. 

 
Figure 2. Overview of planned green public space  

 

 
 
8. Design drawing to construct training center in Tolgoit subcenter in the territory of the 1st 
Khoroo of Songino Khairkhan District, has been approved by Master Plan Agency on 19 August 
2021 and the construction work is expected to start in May 2022 under Tranche 3, see the Figure 1. 
Location Map of subprojects in Tolgoit subcenter, on this map the pink rectangle on the upper left 
hand side indicates the location of the training center.  Based on the availability of vacant area of 
approximately 4000m2  land in the territory of the 1st Khoroo of Songino Khairkhan district,  the design 
drawing for constructing training center along with the water and heating distribution substation in 
Tolgoit subcenter has been developed in accordance with the “City and village planning and 
construction norms and standards BNbD 30.01.04” and “Public civil construction standards BNbD 
31.03. 03.  
 
9. On this site, the Governor of MUB issued Ordinance #A/1216 on 21 October 2020, See Annex 
9, for construction of training center. Total of about 4000m2 land, including the water and heating 
transmission substation, shall be required for the subproject, of which about 2000m2 land is required 
to build 2-storey building with a dimension of 50.0 х 33.0m, that consists of a half arc-shaped building 

P
la

y
g

ro
u

n
d

 

P
la

y
g

ro
u

n
d

 

P
a

rk
in

g
 l

o
t 

P
la

y
g

ro
u

n
d

 



 

6 
 

and rectangle shaped block for the training center. Out of a total required 4000m2 land, not less than 
30 percent of the land shall be allocated for landscaping, green area and parking lot; and the 
remaining 70 percent shall be devoted for constructing actual buildings. Another 600m2 land shall 
be required to build water and heating distribution substation, and about 1600m2 land for green area 
and landscaping. Figure 3 below shows the overview of the building locations, green areas and 
parking space. The rectangular shape with a tag УДДТ-4 on the lower right hand corner of the 
training center is the water and heating transmission substation. 

 
Figure 3. Overview of planned training center buildings  

  
 
10. Water and heating transmission substation with the capacity of 8Gcal/h will be built to 
supply potable water and centralized heating to the training center.  
 
11. See Annex 1 for the LAR map for subprojects and their right-of-way (ROW). 
 

III. ASSESSMENT OF THE LAND ACQUISITION AND RESETTLEMENT IMPACTS 
 
12. Locations for constructing the green spaces and the training center have been identified by the 
team, consisting of officers of Land Management Agency of MUB (LMA), design engineers and 
resettlement specialists of the PMO through exploring available public vacant spaces to avoid from 
potential land acquisition and resettlement. Upon development of initial design drawings for 
constructing green spaces and the training center, the team have reviewed the technical design and 
inspected the proposed locations in Tolgoit subcenter for LAR impacts.  
 
13. According to initial design drawings, a total of 9000m2 land shall be required to construct green 
spaces and about 4000m2 land for building training center with its water and heating transmission 
substation.  
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14. An area of 9000m2 along the Tolgoit street #40-51 located in the territory of the 1st Khoroo of 
Songino Khairkhan district, possessed by Songino Khairkhan District Governor’s Office for the 
purpose of establishing public space has been identified suitable for constructing the green spaces 
and the program management office requested Songino Khairkhan District Governor’s Office to 
transfer this land to the Capital City’s Mayor’s Office in November 2020, Annex 2 – Official request 
for allocation of the land for green space,  with the purpose of the construction of green spaces. 
Songino Khairkhan District Governor’s Office accepted the request, refer to Annex 3 – Official 
response on agreeing to use the public land for green space, and thus there will be no land 
acquisition and resettlement impacts for the construction of the green spaces in Tolgoit subcenter.   
 

15. For the subproject of constructing the training center and the water and heating transmission 
station, it was necessary to acquire the land, total area needed is about 4000m2. During the 
discussion and consultation with Gungervaa LLC, that has available vacant areas in Tolgoit 
subcenter, it has expressed willingness to provide 3920m2 vacant land with compensation for the 
subproject. With the purpose of building apartment buildings, Gungervaa LLC possessed its land 
since December 2015 with the land tenure duration of 5 years. In the past Gungervaa LLC agreed 
to vacate some parts of its land for the community’s wellbeing, for constructing school, kindergarten, 
Khoroo administration and police station. Gunvervaa LLC expressed that it sees this subproject as 
an opportunity for creating a favourable environment for its future planned apartments construction 
project, as the subproject will bring trunk infrastructure connections closer to Gungervaa’s 
construction site. (See Annex 8. Official response from an affected entity for more details). 
 
Photo1. An area acquired for building training center, water & heating transmission station  

 
Source: Photo taken during DDR preparation, 20 January 2022 
 

 
16. Gungervaa LLC possesses total of 13,202m2 land parcel, and the company has agreed to 
provide 3920m2 land for the construction of the training center and the water and heating 
transmission station. The land area being provided for this subproject is vacant land, and 6.6m block 
fence with the height of 0.2m was affected and 3m metal concrete gate and fence needed to be 
repositioned. See Table 1.  
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Table 1. Overall land acquisition and resettlement impacts 
Description Quantity 

Name of entity Gungervaa LLC - Business entity 1 

Land area being 
provided for the 
subproject  

Part of total of 13,202m2  land parcel under land possession right 
 

3920m2 

Structures that 
need to be 
relocated (m2) 

Building – no buildings are to be relocated. 
6.6m block fence with the height of 2m 
3m metal concrete gate and fence to be relocated within the 
Gungervaa’s land area 

N/A 

 
17. Overall LAR impact, based on the technical initial design drawing and right of way (ROW), 
assets valuation report and the negotiation meetings with the Gungervaa LLC, is shown in Table 2 
below. Annex 4 and 7 provides the details of the LAR agreement between the Gungervaa LLC and 
MUB, and the Mayor’s ordinance to provide the compensation to Gungervaa LLC. Revised land 
certificate for the possession of the remaining 9282m2 land has been issued to Gungervaa LLC in 
November 2020, following the Mayor’s Ordinance #A/1216 dated 21 October 2020. (Annex 10. 
Mayor’s ordinance to issue revised land certificate)  
 
18. Although there are sufficient space adjacent to the project site for carrying out the construction 
work, as stipulated in the environmental management plan for contractors, engaged under Tranche 
3, approved in March 2020,  temporary blocking of access roads, noise disturbance on neighboring 
households may be observed. Thus, during the construction period, construction impact mitigation 
measures, such as providing temporary access roads for local residents, cares and protected 
pedestrian sidewalks, providing protection fencing and noise insulation barriers such as sheet 
fencing, shall be taken by the contractors and the cost of implementing these measures shall be 
included in the construction budget.     
 

19. Based on the impacts described above, the eligibility and entitlements, as per Updated 
resettlement framework are summarized in the Table 2. Eligibility and Entitlements. The eligibility 
and entitlements were presented, explained to and discussed with Gungervaa LLC during 
consultation meetings, refer to Annex 4 and 11. 

 
Table 2. Eligibility and Entitlements 

Type of 
loss/application 

Specification Eligibility Compensation entitlements 

Land (residential/ 
commercial/ 
public/ 
community) 

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. 

Structure 
(residential/ 
commercial/ 
public/ 
community) 

Full loss of 
structure and 
relocation 

Owner, 
possessor, 
unlicensed 
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. 

 
20. “Gungervaa” LLC confirms that it fully supports the project and agreed to provide the land 
required for constructing the training center and the water and heating transmission station from the 
“Gungervaa” company’s possessed land,  with compensation. Gungervaa LLC expressed that it still 
plans to construct the apartments in its remaining land and requested the PMO to plan all access 
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roads and landscaping near the training center in consideration of Gungervaa LLC’s plan to construct 
apartment buildings in the future and receive updated land possession certificate for its remaining 
land from the MUB.  

 
21. Land Management Agency and “Gungervaa” LLC concluded mutual agreement on the land 
acquisition with compensation on 21 August 2020. Interview with the Chief Executive Officer of 
Gungervaa LLC during the DDR preparation has confirmed that the land was acquired through 
negotiated settements as specified in the SPS, see Annex 11 for the meeting notes. 
 
22. The compensation valuation of the structures possessed by “Gungervaa” LLC has been 
appraised by “Fine Estimate” LLC, certified appraisal company and the proposed compensation 
package of MNT139,600,300 (one hundred thirty nine million six hundred thousand three hundred) 
has been negotiated and agreed on 3 July 2020. The Mayor’s ordinance #A/1043 approving the 
compensation package for Gungervaa LLC’s affected land and structures has been issued on 17 
August 2020, see Annex 9 Mayor’s ordinance on actual compensation payment of MNT139,600,300 
(one hundred thirty nine million six hundred thousand three hundred) and the payment has been 
made on 29 September 2020. Estimated compensation for affected land and structures has been 
shown in detail in the Table 3.  

 

Table 3. Estimated and actual compensation for structures 
# Land & assets 

compensatied 
Measure-
ment 
unit 

Quan-
tity 

Unit 
cost 
(MNT) 

Total cost 
(MNT) 

Rationale for computing the unit cost 

1 Land m2 3920 35000 137,200,000 Market price set by market price studies 
2. Block 

foundation 
(block base 
reinforcing the 
concrete metal 
fences) 

m 6.60 45500 300,300 

45500*0.2m high fence according to the 
Appendix 3 to the Resolution #203 of 2016 
issued by the Minister of Construction & 
Urban Development 

3.  Cost for 
transporting 
(concrete 
metal fence) 

day 3 700000 2,100,000 

Market labour cost for an assistant worker 
of the transport service. 
https://www.unegui.mn/adv/1292798_10tn-
kranaj-mashinaar-azhil-hijne/ 

Calculated that 3 assistant workers and 
10tons’ crane operating machine to work 

for 3 days 
4. Cost for 

transporting 
(concrete 
metal fence 
base) 

 Total (MNT) 139,600,300  

 
23. The construction of the water and heating distribution station will be constructed on vacant 
land according to the design drawing and the construction work will not have any impact in the area. 
The construction contractors will be required to carry out their works so that the works do not affect 
private land and structures adjacent to the ROW.  

 

IV. CONSULTATION AND INFORMATION DISCLOSURE 

 
24. After identifying the location for the subprojects, the PMO coordinator and its resettlement 
specialists communicated with the Gungervaa LLC management in the spring of 2020. Location for 
constructing the training center, and the water and heating transmission station was finalized upon 
consultation, as “Gungervaa” LLC agreed to voluntarily provide a portion of its possessed land with 
compensation, as part of the of site investigations and discussions with the relevant parties. All 
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construction works will be carried out on vacant land, where there will be no issue of required space 
for construction to be carried out.  
 
25. The community members of 1st Khoroo, Songino Khairkhan district in the vicinity of the ROW 
of the subprojects to construct green public space and training center, were informed and consulted. 
Public consultation meeting was organized on 16th November 2019 and 23rd  November 2019. Total 
or 174 participants attended the meeting, of which about 69% were female. At the meeting, 
information on (i) GADIP, (ii) information of Tolgoit subcenter including subprojects, (iii) ADB SPS 
for Involuntary Resettlement safeguards, (iv) Entitlements, information on how to estimate the assets 
and land valuation, (v) Grievance Redress Mechanism (GRM), (vi) GADIP focal point, were provided 
and discussed. Photos and attendance sheets of these public consultation meetings can be found 
from Annex 12.  

 
26. Information disclosure and consultation meetings were organized on 3rd July 2020, 31st July 
2020 with Gungervaa LLC. Due to COVID-19 quarantine measures, possibility of organizing face-
to-face public consultation meetings were conducted in a limited manner, duly following the 
guidelines and protocols of the Municipal Emergency Management Agency. A booklet containing the 
information on (i) GADIP, (ii) information of subprojects in Tolgoit subcenter, (iii) ADB SPS for 
Involuntary Resettlement and Environmental safeguards, (iv) health and safety requirements, (v) 
Grievance Redress Mechanism (GRM), and (vi) GADIP focal point has been prepared and 
disseminated to the residents of Khoroo 1, Songino Khairkhan District. Table 4 below provides the 
details of the consultation meetings.  

 
Table 4. Public Consultation Meetings 

No Date Venue Number of Participants Key issues discussed/raised 

Focus group meetings 

1 
3 July 
2020 

#307  
Khangarid 
Palace 

(4 people) 
LMA officials,  
PMO LAR specialist 
Gungervaa LLC General 
Director 
 

Potential LAR; 
Gungervaa LLC’s interest; 
ADB SPS for Involuntary Resettlement 
and Environmental safeguards;  
Grievance Redress Mechanism (GRM), 

2 
31 July 
2020 

#307  
Khangarid 
Palace 

(5 people) 
LMA officials,  
PMO officers,  
Gungervaa LLC CEO 
 

Entitlements as per Updated RF 
Proposed compensation package 
Gungervaa’s request to the MUB 

Public consultation meeting 

1 
16 
Novembe
r 2019 

Cultural Hall 
School #107 

(109 people) 
Residents of 1st Khoroo, 
Songino Khairkhan District 
PMO Coordinator 
T2-CSO2 team members 
Khoroo governor, Kheseg 
leaders 
 

Brief information of GADIP including 
Tolgoit subcenter, subprojects to 
construct green public space and training 
center; 
Infrastrure and facilities planned in the 1st 
Khoroo as a part of Tolgoit subcenter 
Potential LAR, Grievance Redress 
Mechanism (GRM), GADIP focal point 

2 
23 
Novembe
r 2019 

Cultural Hall, 
School #42 

(65 people) 
Residents of 1st Khoroo, 
Songino Khairkhan District 
PMO Specialists 
T2-CSO2 team members 
Khoroo governor, Kheseg 
leaders 
 

Potential LAR; 
ADB SPS for Involuntary Resettlement 
and Environmental safeguards; 
Information on how the assets and land 
valuation is estimated 
Entitlements 
 
 

Meeting with AP during DDR preparation 
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27. During the public consultation meeting with the community members of 1st Khoroo, Songino 
Khairkhan district in the vicinity of the ROW of the subprojects to construct green public space and 
training center, many people expressed they welcome and appreciate this initiative of implementing 
the projects to construct green public space and training center in Tolgoit subcenter, which will 
contribute to the quality of life. The most people, who attended the public meeting requested the 
meeting organizers to ensure that the project related information is regularly disseminated in a timely 
manner to the public, when the subprojects launch, whereas others requested to build and construct 
more infrastructure in Tolgoit such as flood drainage channel, health care center, improve Naran 
river road etc. The project team recorded such requests and responded that it will refer the requests 
to the municipal authorities. While sharing the location of planned green space with the residents, it 
has been confirmed that the land required for building the Green Space is the vacant public land and 
there will be no land, properties or businesses will be affected by constructing Green Space. 
 

V. CONCLUSION 
 
28. The review of the design documents, inspection of the sites of the construction works, 
consultations with the stakeholders and the information provided by the Gungervaa LLC, PMO, LMA 
and other stakeholders confirm that (i) a business entity is providing part of its vacant land voluntarily, 
with compensation, for the construction of training center and water and heating transmission 
substation, and the LAR was carried out based on negotiated settlement. Affected structures were 
valued at full replacement cost and compensated, as per agreement between the business entity, 
LMA and PMO.  
 
As confirmed by Gungervaa LLC during the interview and field visit to the site, this process followed 
and was consistent with the requirements of SPS for negotiated land acquisition. A negotiated 
settlement with the Gungervaa LLC has offered adequate and fair price for the affected land. All 
stakeholders including Gungervaa LLC, PMO, LMA properly documented the negotiation and 
settlement process. An independent external appraisal company “Fine Estimate” was engaged to 
document the negotiation process engaging kheseg leaders in the field. (Annex 4. Consultation 
meeting notes, and Annex 11. Notes of the meeting conducted during DDR preparation). An external 
monitor will carry out semi-annual monitoring for the GADIP Tranche 3 subprojects, including this 
subproject covered by this due diligence report. 
 
29. Based on the review of the design documents and the inspection of the sites of subprojects 
and consultations with the residents of 1st Khoroo in Songinokhairkhan district in November 2019 
(see Paragraph 27 and Annex 12), it concludes that (i) no land, properties or businesses will be 
affected by the subproject for constructing Green Space and no physical or economic displacement 
will occur and there will be no land acquisition and resettlement impacts as defined by ADB SPS, (ii) 
the land required for building the Green Space is the vacant public land. 

 

No Date Venue Number of Participants Key issues discussed/raised 

Focus group meetings 

1 
20 
January  
2022 

Interview 
Gungervaa LLC CEO 
 

See Annex 11 for the meeting notes 
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Annex 1. LAR map for Training Center and ROW for Green Space  
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Annex 2. Official Request for allocation of the land for Green Space 
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Planned green space image (Source: PMO) 
 

 
Aerial photo of the public land for green space (Source: google map)  
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Unofficial translation 
 
To:    Songino Khairkhan District Governor’s Office 
  
From:  Program Management Office 
   Ulaanbaatar City’s Ger Area Development 
   Investment Support Program 
 
Date:   5 November 2020 
 
Reference #:1742 
 
Subject: Submitting a request 
 
 
 
 According to an agreement concluded by and between the Government of Mongolia, Asian 
Development Bank and the European Bank for Reconstruction and Development, it has been 
planned to develop 6 subcenters in the Capital city in line with the government’s development policy 
planning to upgrade the city from single-centered city to a multi-centered city; and the development 
of Bayankhoshuu and Tolgoit subcenters is being implemented in your district. 
 
 In accordance with the Tolgoit subcenter's unit khoroolol planning, the project management 
office is planning to construct Green Space in an area of 8000m2 along the Tolgoit street #40-51 
located in the territory of the 1st Khoroo of Songino Khairkhan district, with the purpose to create 
recreational area for the community and the design drawing is being developed. 
 
 Therefore, we request you to collaborate and support our work by including the above-
mentioned subprojects in the 2021 district land management plan, and processing the land 
possession certificate on the name of the district governor's office. 
 
 An overview of this subproject and the location with coordinates are attached to this letter. 
 
 cc: Songino Khairkhan District’s Land Affairs Department 
 
 
 

Program Coordinator    D. Avirmed 
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Annex 3. Official response agreeing to use the public land possessed by the Songino 
Khairkhan District Governor’s Office for constructing Green Space 
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Unofficial translation 
 
 
 
To:   Program Management Office 
   Ulaanbaatar City’s Ger Area Development 
   Investment Support Program 
 
From:   Songino Khairkhan District Governor’s Office 
 
Date:   31 March 2021 
 
Reference #:03/691 
 
 
 
Subject: Official response  
 
 
 We have no objection for constructing Green Space along the Tolgoit street #40-51 located in 
the territory of the 1st Khoroo of Songino Khairkhan district, with the purpose to create recreational 
area for the community, as a part of Tolgoit subcenter development. 
 
 The location with ID# 1803105505 for constructing Green Space is 9000m2 land, that was 
initially allocated for tree nursery possessed by the Songino Khairkhan district governor’s office. The 
costs required for preparing and issuing the land possession certificate and cadastral map by the 
Land Management Agency has been resolved and we will deliver as soon as the validation process 
is completed.  
 
 
 
 
Songino Khairkhan District Governor’s Office 
Management  
Head of the Governor’s Office  
Dolgor Tumurbaatar 
31 March 2021, 17:37 
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Annex 4. Consultation meeting notes 
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Consultation/negotiation meeting notes (Unofficial translation) 
No: 2020/313 

 
3 July 2020        Ulaanbaatar city 
 
Participants of the meeting: 

 D. Enkhtur, Head of the Resettlement Division of the Land Management Agency of the Capital City; 
 N. Soyol-Erdene, Land organizer of the Resettlement Division of the Land Management Agency of the 

Capital City; 
 M. Sergelen, Resettlement Specialist of the PMO, Ulaanbaatar city’s Ger Area Development Investment 

Program; 
 B. Ariunbold, Director, “Gungervaa” LLC 
Name and registration number of the business entity: “Gungervaa” LLC /2637383/ 
Address: Company office, #57, Orbit Street, 1st Khoroo, Songino Khairkhan district 
Land parcel ID:  
 
Discussion: Negotiation meeting to discuss the compensation for the land possessed by the Gungervaa LLC, 
that was affected by the Training Center, constructed in Tolgoit subcenter in the territory of Songino Khairkhan 
district with the financial support of the Asian Development Bank, has started at 14.30 in the room #307 at 
Khangarid Palace.  
Presentation: N. Soyol-Erdene, Land organizer of the Resettlement Division of the Land Management Agency 
of the Capital City: 3920m2 land and assets out of a total 13188m2 land possessed by the Gungervaa LLC, 
which is located in #57, Orbit street, is affected by the Training Center, constructed in Tolgoit subcenter in the 
territory of the 1st Khoroo of Songino Khairkhan district with the financial support of the Asian Development 
Bank. Advance notification has been communicated to the affected business entity and “Fine Estimate” LLC, 
certified assets appraisal company has conducted the assets valuation and estimated the compensation 
package to be MNT139,600,300 (one hundred thirty-nine million, six hundred thousand three hundred) 
for affected land and assets.   
 
D. Enkhtur, Head of the Resettlement Division of the Land Management Agency of the Capital City: Mr. 
B. Ariunbold, please carefully review the assets valuation report for your assets located on the land possessed 
by Gungervaa LLC. 
B. Ariunbold: Yes, we reviewed the valuation report for the land compensation. 
D. Enkhtur, Head of the Resettlement Division of the Land Management Agency of the Capital City: 
Your support and contribution is valuable for the capital city’s urban development efforts to develop subcenters. 
Do you agree to vacate your land with proposed compensation of 139,600,300 (one hundred thirty-nine million, 
six hundred thousand three hundred)? 
B. Ariunbold: Our company is supporting the urban development efforts, thus it is possible to vacate the land 
upon receiving this proposed compensation of 139,600,300 (one hundred thirty-nine million, six hundred 
thousand three hundred).  
D. Enkhtur, Head of the Resettlement Division of the Land Management Agency of the Capital City: We 
appreciate you and your company for supporting the urban development work. Do you have any further 
comments, questions, grievances regarding the affected land, assets and compensation package? 
N. Ariunbold: Once this compensation is paid to us, we have no other complaints or grievances.  
Decision: “Gungervaa” LLC agreed to transfer the required 3920m2 land and assets to the government for 
constructing Training Center in Tolgoit subcenter in the territory of Songino Khairkhan district with the financial 
support of the Asian Development Bank and receive the compensation of 139,600,300 (one hundred thirty-
nine million, six hundred thousand three hundred) for affected land, which was confirmed by the 
negotiation slip. Subsequently, it will be processed further for the Mayor’s Ordinance.  
Meeting ended at 14.50. 
 
Reviewed and signed by: 
D. Enkhtur, Head of the Resettlement Division, Land Management Agency of the Capital City; 
M. Sergelen, Resettlement Specialist of the PMO, Ulaanbaatar city’s Ger Area Development Investment 
Program; 
B. Ariunbold, Director, “Gungervaa” LLC 
 
Meeting notes recorded by: 
N. Soyol-Erdene, Land organizer of the Resettlement Division, Land Management Agency of the Capital City; 
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Meeting minutes (Unofficial translation) 
 

Date:   31 July 2020      Time: 09:30-10:30 
Venue:  GADIP PMO Meeting Room 

 

Discussion points: 

B. Batsaikhan: 1.3 hectares of land owned by Gungervaa LLC, located in the 2nd Khoroo of Songino Khairkhan 
district, was purchased at auction during the privatization time, out of a total 5 hectares of land that was 
auctioned at that time. The seller had demolished the structures on the land, sold the used bricks and this land 
was left with lots of construction debris. We fenced our land and cleaned the area from the debris and 
eventually received the land possession certificate from the District Land Department. Later some part of our 
land has been acquired to build kindergarten, Khoroo administration and the police station, and now we 
possess 1.3 hectares of land. Originally, we planned to construct apartment units at this site for a long time 
and have initial work drawing. But now in this circumstance, we support the construction of the Tolgoit 
subcenter as a part of the capital city's urban development initiatives, and agree to vacate 3,920m2 from our 
land for the construction of Training Center and the Water and Heating Distribution Substation. However, we 
still plan to construct the apartments in our remaining land, that we strongly hope that your organization will 
collaborate with us to carry out this construction project. In previous meetings, we agreed on the compensation 
package, and agreed to vacate the land. 
 
D. Avirmed: Thank you for supporting our work. As a part of the Tolgoit subcenter development, our project 
is responsible for planning the development of 23rd Khoroolol. Accordingly, an open tender will be announced 
in mid-August and City’s Master Plan Agency will begin designing the development construction. However, 
this process requires certain steps and time pursuant to the law. But we assume that there will not be any 
problem, so we plan to start the work in mid-October. Your project can be included in the design planning to 
be prepared by the City’s Master Plan Agency. These design and planning will be reviewed and approved by 
the competent authorities. This means that the capacity of the engineering networks will be calculated 
according to the plan.   
 
B. Batsaikhan: We request you to plan all access roads and landscaping etc in consideration of our planning, 
so that we are able to construct our apartments as well, when you finalize your design planning. Furthermore, 
to get the permission to implement the construction project on our remaining land, we are required to have the 
Mayor’s Ordinance on our land. Currently, we have the District Governor’s Ordinance only. Therefore, it would 
be better if we get our land possession certificate updated and issued by the MUB now rather than the district 
land department, to avoid further potential double work. 
 
D. Avirmed: Of course, because the apartments to be built by your company in the future will be in the 
neighborhood of the planned Training Center, all access entrances and exits and the accompanying 
landscaping will reflect your construction plan in the design planning. When we plan the subcenter, we will 
work with your planning specialist to coordinate the planning. 
 
As mentioned before, all these works will require time in accordance with the relevant laws and regulations, 
thus we request you to understand and wait patiently. For the time being, you can start the transfer of 3920m2 
land entitlement to the Mayor’s Office without wasting time.  
We can support your request of having the remaining land entitlement certificate issued by the Mayor’s 
Ordinance, and send formal request to the LMA. However, since you have the District Governor’s Ordinance 
on your remaining land, I think you will be able to get the permits to start the construction on your remaining 
land regardless of whether you have the Mayor’s ordinance or not. Sergelen can clarify on this from the relevant 
specialists and let you know later.  
 
Participants of the meeting: 

1. D. Avirmed, PMO Coordinator, Ulaanbaatar city’s Ger Area Development Investment Program 
2. B. Batsaikhan, General Director, Gungervaa LLC; 
3. B. Ariunbold, Executive Director, “Gungervaa” LLC 
4. N. Bolormaa, Resettlement Consultant, PMO; 
5. M. Sergelen, Resettlement Specialist of the PMO, Ulaanbaatar city’s Ger Area Development Investment 

Program; 
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Annex 5 Official request to acquire the land for BIC 
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Unofficial translation 
 
To:    Land Management Agency 
  
From:  Program Management Office 
   Ulaanbaatar City’s Ger Area Development 
   Investment Support Program 
 
Date:   6 July 2020 
 
Reference #:980 
 
Subject: Explanation and clarification 
 
 
 
 We are providing the following clarification on the activities planned under the Tranche 3.  
 
 The feasibility studies for constructing public facilities including 240 children’s kindergarten, 
Training Center, Community Development Center and Sports complex and 68 units’ apartment 
buildings in Sharhad subcenter, 240 children’s kindergarten, Training Center, Community 
Development Center and Family Health Center Building in Tolgoit subcenter, which have been 
prepared by the Municipality and submitted to the Asian Development Bank, have been reviewed 
and approved by the ADB.  
 
 Partial master plan for Tolgoit subcenter has not been finalized, this under our project, we 
prepared the planning of the 23rd Khoroolol. According to the plan, the Training Center to be built in 
Tolgoit subcenter is planned to be constructed on the land, possessed by Gungervaa LLC, and the 
land possessor has expressed its willingness to vacate the land with compensation. 
 

Furthermore, according to the Paragraph 12.1.1 of the Article 12 of the Construction Law, the 
construction drawings must meet the requirement of the authorities to issue the permits, drawing 
orders, codes and regulatory documents, standards to be developed on the basis of technological 
tasks and equipment research equipment passports, specifications, engineering and exploration. 
Thus, pursuant to this legal requirement, we request the LMA to acquire the land as the law 
requires that the land possession certificate to be verified. 
 
 
 

Program Coordinator    D. Avirmed 
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Annex 6. Official letter to confirm the availability of public land 
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Unofficial translation 
 
To:    Urban Construction and Development Agency of the Capital City 
  
From:  Land Management Agency of the Municipality 
   Implementing Agency of the Mayor of the Capital City 
   MUB 
 
Date:   9 July 2020 
 
Reference #:01-11/3502 
 
Subject: Requesting for a confirmation 
 
 
 

 The Tolgoit subcenter development works supported by the Asian Development 
Bank, has been launched by the Ulaanbaatar Ger Area Development Investment Support Program. 

 
We have been requested to acquire 3920m2 land with compensation from a total 13202m2 

land located at #57 Orbit Street, 1st Khoroo, Songino Khairkhan district, owned by "Gungervaa" LLC 
with a unit area number 18631310957934 issued by the district governor's order No. A/493 of 2015 
for constructing the "Training Center" building to be built at this location within the subcenter. 

 
Therefore, we urgently request you to send the confirmation and reference on this land, 

whether it is possible to plan the construction of the "Business Incubator" building at this location in 
Tolgoit subcenter, by 10 July 2020. 
 
 
 
 

Acting Chairperson    A. Enkhmanlai 
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Annex 7 Offical response confirming the availability of public land 

  
Unofficial translation 
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To:    Land Management Agency of the Municipality  
  
From:  Urban Construction and Development Agency of the Capital City 
   Implementing Agency of the Mayor of the Capital City 
   MUB 
 
Date:   10 July 2020 
 
Reference #:08/2797 
 
Subject: Response to the letter #01-11/3502 
 
 
 

 We have carefully studied following your official letter regarding the location to plan 
the construction of the training center in Tolgoit subcenter. 

According to the "Revised Master Plan for the Development of Ulaanbaatar City until 2020 
and Development Vision until 2030" approved by the Parliament Decree No.23 of 2013, this location 
was planned for the community and public facilities, thus we confirm that the training center can be 
built at this location.  

 
 
 
 

Acting Chairperson of the Agency    Ts. Tulga 
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Annex 8 Official request from the affected entity 
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Unofficial translation 
 
To:    Land Management Agency of the Municipality  
  
From:  Gungervaa LLC 
    
Date:   20 August 2020 
 
Reference #:G/092/2020 
 
Subject: Submitting a request 
 

 
Our company has negotiated with the Resettlement Division of the LMA and agreed to vacate 

our 3920m2 land with compensation from a total 13202m2 land with a unit area ID #18631310957934, 
which is located at #57 Orbit Street, 1st Khoroo, Songino Khairkhan district, for constructing training 
center and the water and heating distribution substation in Tolgoit subcenter, developed with the 
support of the Asian Development Bank. 

 
The first land possession certificate for this land was issued by the ordinance #B/85 on 11 

November 2002, and since then we agreed to vacate some parts of our land for the community’s 
wellbeing, for constructing school, kindergarten, Khoroo administration and police station etc. This 
is certainly creating a favourable environment for our future apartment construction project, making 
it closer to the housing and service facilities. We donated a ger to a cleaning worker of the 82nd 
kindergarten as a part of the company’s social responsibility. All these examples show that our 
company contributes to the development of the Khoroo and district.        

 

 Therefore, we request the LMA to transfer 3764m2 land of a total 13202m2 land possessed 
by our company to the Capital City’s Mayor’s Office for the purpose of constructing training center 
and the water and heating distribution substation and issue an updated land possession certificate 
for the remaining land of 9437.8m2 to our company for building service and housing facilities in 
accordance with the Mayor’s ordinance. 

 

P.S: Cadastral map and land certificate copy with the relevant contract have been attached. 

 
 
 

Executive Director    B. Ariunbold 
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Annex 9. Mayor’s Ordinance on compensation payment 
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Unofficial translation 

ORDINANCE OF THE MAYOR OF ULAANBAATAR AND  
GOVERNOR OF THE CAPITAL CITY 

 
17 August 2020      Reference #: A/1043    
  Ulaanbaatar  
 

On disbursing the fund for compensation 
 
 It ORDERS based on the Clause 29.2 of the Article 29 of the Mongolian Law on Administrative and 
Territorial Units and their Governance; Paragraph 41.2.2 of the Article 41 of the Law on Budget;  Paragraph 
104.1, 104.3 of the Article 104 of the Law on General Administration, Paragraph 189.1 of the Article 189 of the 
Civil Code, Article 32 of the Law on Allocation of Land to Mongolian Citizens for Ownership, Paragraph 14.4.2 
of the Article 4 of the Law on Redevelopment of Urban Settlements, General Negotiation of Financing Ger 
Area Development Investment Program” concluded by and between the Government of Mongolia and the 
Asian Development Bank signed on December 9, 2013; Cabinet decree #222 of 2018, Resolution #92 of the 
Prime Minister of Mongolia issued in 2020, and the Capital City Council Meeting decrees #29/33 and #9/36 of 
2019:  
 
1. To approve the compensation budget for the land and assets of “Gungervaa” LLC, which was affected by 

the training center in Tolgoit subcenter in the terriroty of Soingino Khairkhan district, constructed with the 
support of the Asian Development Bank’s soft loan financing, as shown in the Appendix. 

2. To permit the Development Policy Planning Department of the Ulaanbaatar City Mayor’s Office (N. 
Otgonbayar) to grant the authority to finance MNT139,600,300 (one hundred thrity-nine million, six 
hundred thousand three hundred) required for paying the compensation shown in the Appendix from the 
Municipality funds allocated for projects implemented with foreign aid and loans, that was reflected in the 
2020 Municipality Budget; and Finance and Treasury Department (E. Gankhuu) to disburse accordingly. 

3. To charge the Land Management Agency of the Capital City (A. Enkhmanlai) to conclude the compensation 
payment agreement as stipulated in the relevant laws and regulations. 

4. To charge the Ulaanbaatar city Ger Areas Development Investment Program to execute and monitor the 
implementation of the actions specified in the compensation payment agreement.  

 
   THE FIRST DEPUTY MAYOR IN CHARGE OF DEVELOPMENT POLICY  

   
J. BATBAYASGALAN 
(Stamp and signature) 

 
 

Attachment to the Mayor’s Ordinance  
#A/1043 dated 17 August 2020 

 
Compensation budget to be paid to the business entity  

affected by the urban development work 
# Name of 

the Land 
owner 
(ID#) 

Address Land plot ID Original 
land size 

Type of 
ownership/ 
land tenure 

Valuation of 
affected land 

Compensation for 
affected assets (MNT) 

Total 
compensation 
(MNT) 

Size 
(m2) 

Price 
(MNT) 

Immovable 
property 

Other 
assets 

 

Tolgoit subcenter 

1 “Gungerv
aa” LLC 
(2637383
8) 

#57, 
Orbit, 
1st 

Khoroo, 
SKhD 

186313109
57934 

13202 Possess 3920 - 137,200,000 2,400,000 139,600,300 

Total 13202    137,200,000 2,400,000 139,600,300 
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Annex 10. Mayor’s ordinance on issuing revised land entitlement   
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Unofficial translation 

ORDINANCE OF THE MAYOR OF ULAANBAATAR AND  
GOVERNOR OF THE CAPITAL CITY 

 
21 October 2020     Reference #: A/1216            
Ulaanbaatar  
 

 
 

On issuing the land possession entitlements   
 
 It ORDERS based on the Clause 29.2 of the Article 29 of the Mongolian Law on Administrative 
and Territorial Units and their Governance; Paragraphs 21.2.3, 21.2.4 of the Article 21 and 
Paragraph 33.1.1 of the Article 33 of the Law on Land, and the Resolution #92 of the Prime Minister 
of Mongolia issued in 2020:  
 
5. To issue the land tenure/ possession entitlements to 11 citizens, business entities and 

organizations shown in Appendix to this ordinance, based on the conclusions made by the joint 
meetings of “Land and Urbanization Professional Council” of the Capital City’s Land Management 
Agency and the Urban Construction and Development Agency. 
 

6. To charge the Land Management Agency of the Capital City (A. Enkhmanlai) to conclude the 
agreement with the citizens and business entities specified in the Appendix to this ordinance, as 
stipulated in the relevant laws and regulations; issue the land certificates and monitor the 
implementation. 
 

7. To cancel the relevant section related to the Moscow branch of the Housing and Public Utilities 
Organization, specified in the Ulaanbaatar City Mayor’s Ordinance #291 of 30 April 2012 on 
“Confirming the land possession and use entitlement”; section related to “Gungervaa” LLC 
specified in the Songino Khairkhan District Governor’s Ordinance #A/493 of 9 December 2015; 
section related to “Shilen Khiits” LLC specified in the Songino Khairkhan District Governor’s 
Ordinance #A/65 of 1 March 2016; section related to “MMID” LLC specified in the Bayanzurkh 
District Governor’s Ordinance #A/22 of 2018; and section related to the “Zorchigch Teever Gurav” 
Local government-owned enterprise, specified in the Ulaanbaatar City Mayor’s Ordinance #602 
of 4 May 2020 on “Issuing the land possession entitlements” in relation to the issuance of this 
ordinance.   

 
    

 
 THE FIRST DEPUTY MAYOR IN CHARGE OF DEVELOPMENT POLICY   

  
J. BATBAYASGALAN 

 
(Stamp and signature) 
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Attachment to the Mayor’s Ordinance  
#A/1216 dated 12 October 2020 

 
A List of business entities and organizations,  

that are being issued with the land possession/ tenure entitlements 

# 

Name of the 
land 

possessor/ 
user business 

entity, 
organization 

ID# 

Land information 

Location 
(Khoroo) 

Purpose 
Size 
(m2) 

Duration 
(years) 

Type of 
land 

tenure 

Rationale for 
confirmation 

Bayanzurkh District 
1 Kindergarten 

#268 in BZD 
6511295 14 kindergarten 421 15 possess Procurement contract for 

kindergarten by the 
Investment Department 
#BZDKhAAA-19/114 

2 “Housing and 
Public 
Utilities 
Management 
Agency” SOE 

2117118 7 Warehouse 413 15 possess For inevitable use of the 
government and 
budgetary organizations 

3 “MMID” LLC 5511151 10 Industrial 
building, 
facilities, other 
land 

19968 15 possess BZD Governor’s 
ordinance #A/22 of 2018 

4 Khaltar-
Ukhna 
Otgonbayar 

ЕЙ76061912 19 Housing 603 15 possess BZD Governor’s 
ordinance #A/107 of 
2015 

Songino Khairkhan District 
5 “Housing and 

Public 
Utilities 
Management 
Agency” SOE 

2117118 29 Water and 
Heating 
Distribution 
Substation 

316 15 possess Section related to 
Moscow branch of the 
HPUA specified in the 
Mayor’s Ordinance 
#A/291 of 30 April 2012 

6 Capital City’s 
Mayor’s 
Office 

9077243 34 Training 
Center 

3999 15 possess Mayor’s Ordinance 
#A/1043 of 2020, SKhD 
Governor’s ordinance 
#A/493 of 2015 7 Capital City’s 

Mayor’s 
Office 

9077243 34 Water and 
Heating 
Distribution 
Substation 

595 15 possess 

8 “Gungervaa” 
LLC 

2637383 34 Service and 
Housing 
buildings 

9282 15 possess  

9 Shilen Khiits 
LLC 

2712512 31 Manufacturing 
& services 

8940 15 possess SKhD Governor’s 
ordinance #A/65 of 2016 

10 Shilen Khiits 
LLC 

2712512 31 Manufacturing 
& services 

2456 15 possess SKhD Governor’s 
ordinance #A/65 of 2016 

Sukhbaatar District 
11 “Camder” 

LLC 
5169038 3 Service, 

housing, hi-
rise parking 
lot, sports 
complex 

25000 15 possess Decree #24 of 2020 
issued by the Capital 
City’s Property 
Privatization Committee; 
Ownership certificate # 
05/2020 
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Annex 11. Notes of the meeting conducted during Due Diligence Report preparation  

 

Meeting with Gungervaa LLC’s CEO 

We are very supportive of the project, as the community members will benefit from the water and 
heating distribution substation. A part of our land has been acquired with compensation. We have 
received MNT139,600,300 on 29 September 2020. Initially we planned to build apartment complex 
on our land. We saw this subproject as an opportunity, because the PMO coordinator said that our 
apartment buildings, that we will build on this remaining land in the future can be connected to the 
water and heating distribution substation, as the capacity of this substation will include the water and 
heating needs of future apartments to built here. The only thing we thought was, whether the land 
value was estimated according to the market rate. Otherwise, we don’t have any concerns or 
comments. We negotiated mutually, thus we agreed the land acquisition valuing our future 
cooperation. Training center will be constructed on this acquired land, our community members will 
use the services of that center. Community members will be clients of that new training center. We 
are satisfied. Now, I wish that the project and PMO coordinator really fulfil what they committed to 
do according to our mutual agreement. These block cement fences will be removed when the 
construction work actually starts. Our company has 2 cranes, since we already received the 
compensation, we will remove and transport the fences at our own expense, when we will be asked 
to vacate the land compeletely.  

 

This photo taken on 20 January 2022, shows that an acquired land is vacant.  
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Annex 12. Public consultation meeting photos and attendance sheets  

 

A. Public consultation meeting for 1st Khoroo residents, Songino Khairkhan District 
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B. Public consultation meeting for 1st Khoroo residents, Songino Khairkhan District 

 

  

 

  



 

47 
 

 
 

  

 


