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FOREWORD

The Ger areas, where over 60 percent of Ulaanbaatar city’s population lives now, are an integral part of the
urban social fabric. Ger areas pose unprecedented development challenges given their location, low
population density and unique urban morphology. Therefore, a strategic development approach is required
for sustainable improvements in the quality of life of Ger area residents.

The implementation of the Citywide Pro-poor ‘Ger-area Upgrading Strategy and Investment Plan’ (GUSIP)
of Ulaanbaatar City was led by the Municipality of Ulaanbaatar. The Ministry of Road, Transportation,
Construction and Urban Development and the Mongolian Association of Urban Centres were the key
national partners of the Municipality. The United Nations Human Settlements Programme (UN-HABITAT)
provided the comprehensive technical support for the successful completion of the GUSIP project.

Cities Alliance and UN-HABITAT provided financial assistance for GUSIP. As members of Cities Alliance, the
World Bank, the Asian Development Bank, and the Governments of France, Japan and the Netherlands co-
sponsored the project.

The structured consultative process adopted under GUSIP involved key local, national and international
stakeholders, and was instrumental in the participatory development of the Citywide Pro-poor Ger-area
Upgrading Strategy of Ulaanbaatar City. The process included the systematic assessment of development
issues in the Central, Middle and Peri-urban Ger areas, analysis and adaptation of various urban upgrading
approaches to Ger area conditions, and the formulation of Ger area-specific strategic options and
recommendations. It has contributed to a shared understanding of the problems as well as possible
solutions that can sustainably improve the quality of life in Ger areas and environmental conditions of the
city.

In June 2007, the Mayor’s Council approved the Citywide Pro-poor Ger-area Upgrading Strategy of
Ulaanbaatar City. Following this and in July 2007, the Ulaanbaatar City Citizens’ Representatives Council
adopted the Strategy for its implementation. Since then, the Strategy has been guiding the design and
implementation of national and international programmes and projects for the upgrading and development
of Ger areas.

The various reviews, guidelines, action plans and toolkits developed under GUSIP constitute valuable
contributions to the Municipality of Ulaanbaatar, government organizations and development agencies
involved in improving the quality of life and environmental conditions in Ger areas.

| would like to convey my appreciation and grateful thanks to all our partners for sharing their expertise
and sense of vision with us during the design and implementation of the GUSIP project.

(T Aow A 87

Munkhbayar Gombosuren

Capital City Governor and Mayor of Ulaanbaatar



PREFACE

This Guideline is a one of three Urban Development Guidelines that seek to respond to overlying issues in
each of three Ger areas (central, middle and peri-urban) in Ulaanbaatar City, integrating lessons learnt from
past interventions and initiatives, and providing a support framework for dealing with the current
challenges of urban development. The broader urban development framework within which the Guidelines
have been developed is the GUSIP supported Ger Area Upgrading Strategy of Ulaanbaatar City (GUS),
adopted by the Municipality of Ulaanbaatar in 2007 under GUSIP. The set of Guidelines consists of:

e Guidelines for the Redevelopment of Central Ger Areas - addressing issues arising from the
redevelopment of central Ger areas.

e Guidelines for Upgrading and Redevelopment of Middle Ger Areas - addressing the need for
incremental upgrading and provision of basic urban services in middle Ger Areas.

o Guidelines for Peri-urban Incremental Upgrading and Orderly Expansion - addressing issues arising
due to the haphazard expansion of Peri-urban Ger areas.

The Guidelines the Redevelopment of Central Ger Areas have been developed in consultation with the
Ministry of Road and Transportation, Construction and Urban Development (MRTCUD - through the ‘14th
Khoroolol" Apartment Project), Municipality of Ulaanbaatar Department of Construction, Urban
Development and Planning Department, the private sector (through Beren Construction) and the
Mongolian Housing Finance Corporation. It has also involved learning from current and past initiatives in
area redevelopment including the Japan International Cooperation Agency (JICA) ‘Neighbourhood Area
Redevelopment Plans ‘ and the ADB supported ‘Housing Area Action Plans’ (HAAPs).

The Guidelines seek to support and strengthen redevelopment processes already underway (and set out in
Resolution No.303 Development Programme for Ger areas in Ulaanbaatar as Housing Districts and other
regulation), and identify those areas where new regulation is desirable or a prerequisite for efficient
redevelopment. It addresses both the preparation of central Ger area redevelopment plans and issues
arising from plan implementation.

An initial draft of the Guidelines was distributed and discussed at a Workshop with several stakeholders.
Based on feedback received, the Guidelines have been amended.
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1 Introduction

Redevelopment refers to new construction on a site that has pre-existing uses on it, and/ or to urban
infill on vacant plots that have no existing activity. The objectives of redevelopment are:

a) To develop and use land in central city areas more efficiently,
b) To improve the quality of life in people living in old urban areas, and
c) To regenerate decaying parts of the city.

o Redevelopment projects include the following activities:

o The rehabilitation or restoration of older or under-utilized buildings for immediate reuse to support
other needs of the community/ persons with interests in the area (including small businesses).

o The acquisition and demolition of structures in poor physical conditions.

e The redevelopment of a block of old low-density housing into a large apartment building, or of an
industrial sites into mixed-use development.

o The extension of basic infrastructure services through public rights-of-way, including widening of
access roads and upgrading water supply, sewerage or storm water networks.

o The construction of public buildings and spaces to provide direct benefit to the area residents.
o The development and sell of new property.

o The relocation of persons who have interests in the property being redeveloped to another site
(temporarily or permanently) by the developer/ partners.

o The financing of such operations from borrowing from different levels of government.

Increasingly, redevelopment encourages the creation of partnerships amongst different stakeholders,
including local government, Community Based Organizations (CBOs), public agencies, businesses,
private developers, financial institutions, and other citizens. The participatory "bottom-up" approach to
redevelopment aims to empower communities, emphasize organizing of area residents, and support
community-based planning, and partnerships. The emphasis is on comprehensive treatment of social
and physical conditions, and is expected to help the area residents determine how to conduct
redevelopment, and produce more homes, essential facilities and businesses.

The participatory redevelopment approach is based on the following principles:

1. Participatory/ community-based initiatives are generally more successful and sustainable in the
long term. They promote economic and social empowerment and create a sense of local
ownership.

2. Strategic planning is vital to community development, and requires partnerships in the planning
process amongst local governments, communities, community organizations and local businesses.

3. Local governments need to undertake a regional approach and plan beyond the traditional
approaches and geographic boundaries.

4. Encourage additional private sector investment from within and outside communities to stimulate
development.

5. Reduce fragmentation of development programs by streamlining the decision-making process.

1.1 Central Ger Areas: Redevelopment Context, Opportunities and Challenges

Central Ger areas in Ulaanbaatar are the oldest Ger areas in the city, and are located around the city’s
built-up core. Their layout is more organized than the Middle and Peri-urban Ger areas. They have
flatter terrain that increases the likelihood of flooding in the area. Since many of the Central Ger arecas
were settled prior to 1980 when the maximum land allocations per family was smaller, the plot sizes
are 300-500m2. Longer occupation of khashaas means more houses in the area are built with

1



permanent building materials, even though most still do not have piped water and use pit latrines for
sanitation. Many plots have run out of space for construction of new pit latrines, and many khashaas
owners have expanded their plots by moving fences and encroaching onto road rights-of-way and over
buried pipes and electrical lines.

The proximity of Central Ger areas to existing city core and central utility networks means that access
to water, roads, transportation and solid waste collection services is higher than in the middle or Peri-
urban Ger areas. Similarly, the access to shopping, education and medical facilities in the city core
area is easier. Consequently, there is a greater demand for land in the Central Ger areas, especially for
non-residential use. Already Khashaas owners can increase their incomes by establishing businesses,
and renting part of the Khashaas to families that do not own land. Thus, many khashaas have multiple
household occupants.

Due to a high demand for redevelopment of the area for apartment buildings and commercial spaces,
the concept of redeveloping Central Ger areas has been incorporated in the Ulaanbaatar City Master
Plan (UCMP-2020), and refined in Detailed Development Plans that have been prepared for some
areas. Besides the start-up of large area redevelopments in the central Ger area, lands adjacent to the
city core areas are being redeveloped for larger permanent houses, apartment buildings and businesses.

The biggest development challenge for Central Ger areas is to release land for development and
accommodate the increasing demand for developed land for new apartment blocks, commercial and
institutional needs in a way that accommodates the needs of poorly serviced Ger area residents.
Individuals or businesses are developing plots in the Central Ger areas without planning guidelines or
for coordinated development of roads or utilities. The framework for Central Ger area redevelopment
is set by the ‘Development Programme for Ger area in Ulaanbaatar as Housing District’ (Resolution
303, 29 July 2008) and Master Plan for Ulaanbaatar City 2020, which seeks to develop areas with
appropriate infrastructure, and improving housing conditions for all citizens. The MRTCUD/ MCUD
has identified 13 areas within Ulaanbaatar city for redevelopment.

1.2 Objectives of Central Ger Areas: Redevelopment

The vision of Central Ger areas is to redevelop it into a “high-density constructed area consisting of
residential, commercial and institutional land use (centres) with comprehensive urban infrastructure
and service provision”. The strategic goal is to have Ger-area “Redevelopment”, replacing Ger
housing, consolidating Ger plots (khashaas) for the construction of new apartment blocks (residential
areas), and creation of built (floor) space for commercial and institutional needs. This would require
identification, prioritising and earmarking of Central Ger areas for “Redevelopment”, taking into
account the existing infrastructure and viability of its extension, demand for land development (high),
and availability of financial resources.

The challenges in implementing redevelopment initiatives in Central Ger areas are:

e Successful relocation and resettlement of all existing Ger area residents (this includes accounting
for the number of households in redevelopment sites who are not plot owners, and are therefore
excluded from negotiation on redevelopment).

« Ensuring an adequate supply of affordable housing in the context of inevitable ‘gentrification'” of
central areas (through the increasing value of land and property).

o Preventing further pressure for expansion in peri-urban Ger areas through: (i) displacement of
central Ger residents, and (ii) stated preference for land and houses, rather than apartments®.

! Gentrification refers to changes in an area resulting from middle and high-income people settling in decaying urban areas
because of the low-cost housing and easier access to downtown business areas.

% A household survey undertaken by JICA (2007) confirms that over half the households surveyed wished to live in houses
rather than apartments.



» Fulfilling the broader policy goal of densifying the city. Initial experience suggests that owners of
plots are selling and moving, rather than opting to swap their land, be temporarily re-housed, and
return to the site and new apartments once the construction is completed.

1.2.1 Limitations identified in on-going central Ger area redevelopment initiatives

From discussions with on-going central Ger area redevelopment efforts, a common set of current
limitations in the redevelopment process can be identified as follows:

1) Absence of a ‘realistic’ land value assessment system

2) Protracted problems with acquiring land from plot owners

3) Lack of resettlement options (both temporary and permanent)

4) Problems with the timely provision of the trunk infrastructure network

5) Lack of coordination (single body or authority) in the redevelopment of the area
6) Lack of legal mechanism to (compulsory) acquire land

7) Lack of community participation in the development of plans

8) Absence of subsidies and housing policy to ensure adequate accommodation for the Ger area
poor

9) Implementation difficulties resulting from a physical plan focus without an effective planning
and implementation system

10) Sale of apartments on the open market.

1.3 The need for Guidelines for Ger Area Redevelopment

These Guidelines have been developed in response to the needs identified in the Ger-area Upgrading
Strategy of Ulaanbaatar City (GUS). Adopted in 2007, the GUS was developed by a structured 56-
member working group process. This involved: i) the Ministry of Roads, Transportation, Construction
and Urban Development (MRTCUD) [previously MCUD - Ministry of Construction and Urban
Development]; ii) 21 professional agencies under the Municipality of Ulaanbaatar (MUB), Duureg
(District) and Khoroo (Sub-District) Councils and their communities’; iii) private sector agencies; iv)
international aid organizations; v) civil society and non-governmental organizations focusing on Ger
area development, and vi) academic and training institutions involved in the city’s development
decision-making.

The objectives of these Guidelines are:

e To provide methods and directions for implementing development activities in Central Ger areas
of Ulaanbaatar.

« To clarify key policies, principles and strategies of Ger area redevelopment projects.
o To ensure linkages between national and local governments.
o To serve as the main communication tool from national to the local level.

e To provide a common framework for Ger area communities and all other actors to take decisions
and act accordingly.

1.3.1 The Guideline and existing regulatory frameworks

The focus and content of the Guidelines is set within the current planning system, which includes:

o Ulaanbaatar Master Plan 2020. e Solid Waste Management Master Plan



o Land Use Mater Plan (1997). (2007).
o Ulaanbaatar City Urban Master Plan 2020. o Heating Master Plan.
o Water and Waste Water Master Plan 2020. o Air Pollution Reduction Master Plan.

The Guideline was developed in line with the regulations for preparing Detailed Development Plans,
and on-going and planned redevelopment activities in Central Ger area, which include:

e ‘40,000 Housing Units Program’, which is now the ‘100,000 Housing Units Program’.

o ‘Development Programme for Ger area in Ulaanbaatar as Housing District’, Resolution No.303,
29 July 2008 (identifying 22 Ger areas in 6 Districts).

o Housing Area Action Programme (HAAP), implementation in Bayanzurh District, 2nd Khoroo
(Ger area of Dari-Ekh) and Baganuur District (‘Bayalag’ Infill).

« MRTCUD/ MCUD: 14th District ‘Apartment Project’.

o Municipality of Ulaanbaatar: 7th Redevelopment Project, and Radio and TV Authority
Redevelopment Project.

o Japan International Cooperation Agency: Neighbourhood Area Development Plan (NADEP) in
Unur (Middle Ger Area).

o Methodological Guideline for the Master Plan of the Urban Area Development, Ministry for
Infrastructural Development of Mongolia (Order No.95, 2000).

o Ger Area Upgrading Strategy of Ulaanbaatar City (GUS).

The steps for preparing the Detailed Development Plans (DDPs) are set out in the Resolution in the
Law on Urban Development, and Methodological Guideline for the Master Plan of the Urban Area
Development3. This Guidance has been developed by reflecting on practice in the light of
implementation in current central Ger area developments and learning from their implementation.
These Guidelines focus on central Ger area redevelopment and adopts a consensual approach to
redevelopment plans involving government agencies, Ger area residents and the private sector.

1.3.2  Guideline users

These Guidelines are generic in nature. They respond to the challenge of land development in a
context of rapid urban growth, increasing land demand and the need for infrastructure investment in
Ulaanbaatar’s Central Ger Area. The Guidelines are developed based on current practice, and the need
for further improvement in the redevelopment process. They provide guidance to the following actors
on how to begin/ initiate the redevelopment process after the ‘site selection’.

Primary users:
e Governor/ Mayor.
« MRTCUD/MCUD.
e MUB, Department of Construction and Urban Planning.
o Private sector companies.
e Secondary users:
o Land Administration Department.
+ Relevant ministries, that is, MRTCUD/ MCUD, MRTT, MNE.

o Governor and Citizen’s Representative Khural/ Khoroo leader.

3 Ministry for Infrastructural Development of Mongolia (Order No.95, 2000)



» Non-government organisations/ community based organisations.
o Local community.

o Neighbouring communities

1.4 Organisation and structure of the Guideline

The Guideline is organized by the four main stages in the area redevelopment process. These Stages
are not necessarily sequential because some activities can take place in parallel (for example,
community participation will be on-going throughout the redevelopment process). The main steps
under each stage are given below

Land readjustment method
Sustainable Land Management,
Rapid Appraisal, Site Planning and Layout

1

Land Acquisition
Provision of Infrastructure
Monitoring Framework

Stage Il
Feasibility

Stage IV
Implementing



2 Redevelopment Project Elements

Redevelopment projects, which can be of a small or large scale, ranging from a single building to an
entire new neighbourhood, involve several actions that which can be distinguished as follows:

o Planning and implementing the redevelopment project, including land acquisition;
« Enabling participation of the project affected people in decision-making, and

o Planning and implementing the temporary and/ or permanent resettlement of people affected
by the redevelopment project, including compensating them for land 