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I. BACKGROUND

A. The Project

1. The Punjab Intermediate Cities Improvement Investment Project (PICIIP) aims to support
urban planning, management, and infrastructure investment for Punjab’s intermediate cities of
Sahiwal and Sialkot. The project will assist the Government of Punjab to develop intermediate
cities with clear vision and with integrated, efficient, and sustainable systems and services. PICIIP
will support more effective implementation and management arrangements including stronger
municipal management, professionalized service providers, and private sector partnerships.

2. The PICIIP will improve the quality of life of the residents in the intermediate cities of
Sahiwal and Sialkot in Punjab Province, making these cities more livable and sustainable. This
will be achieved by improving urban infrastructure and services, and the operations and
maintenance capacity for urban service delivery.

3. The PICIIP aims to support the cities of Sahiwal and Sialkot with a total project amount of
$250 million, of which the Asian Development Bank (ADB) will finance $200 million, and the
Government of Punjab will provide $50 million equivalent as counterpart funds. It will have three
outputs: (i) improved access to clean water, (ii) improved sanitation operation, and (iii) improved
access to urban public spaces and transport services.

4. The PICIIP was approved on 19 September 2017. The safeguard categories are A for
involuntary resettlement, B for environment, and C for Indigenous Peoples.

B. The Complaint

5. The Office of the Special Project Facilitator (OSPF) received a complaint about the PICIIP
on 17 October 2022 (SPF-2022-16-02-0136).1 The complainants raised the following issues in
connection with the subproject involving the installation of a wastewater treatment plant (WWTP)
in Sahiwal: (i) dissatisfaction with the complaint handling and dispute resolution of the grievance
redress mechanism (GRM) at the project level; (ii) dissatisfaction with the land acquisition,
valuation, and compensation; and (iii) lack of meaningful consultation and participation.

6. The complainants’ initial complaint was lodged with the OSPF problem-solving process
on 7 January 2021 and was then deemed ineligible by the OSPF for its formal problem-solving
process due to lack of good faith efforts to resolve issues at the ADB project team level.2

7. The complainants came back to OSPF in October 2022 as their grievances remained
unresolved despite efforts to settle the dispute at the ADB project team level.

C. Determination of Eligibility

8. To determine the eligibility of the complaint and to better understand the issues, the OSPF
reviewed relevant project-related documents, held virtual meetings with the concerned

1 See Appendix 1 and OSPF Complaint Registry. 
2 The Accountability Mechanism is a last resort mechanism and ADB project teams should have an opportunity to 
resolve issues with the complainants first. Thus, OSPF forwarded the initial complaint to the Central and West Asia 
Department project team for problem-solving. OSPF informed the complainants that they could submit a new complaint 
to the Accountability Mechanism should they not be satisfied with the actions taken to resolve their complaint. 

https://www.adb.org/who-we-are/accountability-mechanism/complaint/pakistan-punjab-intermediate-cities-improvement-1
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complainants and the ADB project team.3 The ADB project team also confirmed with OSPF that 
the borrower had expressed its willingness to engage in the OSPF problem-solving process. 

9. On 15 November 2022, pursuant to paras. 138, 141–143, and 163 of ADB’s Accountability
Mechanism Policy, the Special Project Facilitator determined the complaint to be eligible for the
formal problem-solving process.

D. The Second Complaint

10. On 26 June 2023, OSPF received another complaint from two other affected households
raising concerns about the process of valuation of affected land and assets. They requested the
exclusion of their land from the project or provision of replacement land in the event of unavoidable
impacts to their land (SPF-2023-07-04-0146).4 This complaint was deemed eligible for the formal
problem-solving process on 11 July 2023.

E. Consolidation of the Two Complaints

11. Based on discussions with the first set of complainants and the Project Management Unit
(PMU) of PICIIP, it was agreed that the two complaints for this project that have very similar issues
would be merged. All subsequent discussions with the two sets of complainants were taken up
jointly. Thus, the OSPF merged two complaints (SPF-2022-16-02-0136 and SPF-2023-07-04-
0146).

II. REVIEW AND ASSESSMENT

A. Objectives and Methodology

12. The objectives of the review and assessment are to (i) understand the history of the

complaint and the issues, (ii) identify the key stakeholders and facilitate an initial dialogue among

them, (iii) ascertain the dynamics of the proposed joint problem-solving, and (iv) recommend a

course of action and next steps.

13. The review and assessment included the following actions: (i) a review of documents; (ii)

face-to-face discussions and virtual meetings with the complainants, staff from the executing

agency, the PMU, and the ADB project team; and (iii) site visits to the project area.

B. Identification of Stakeholders

14. The Complainants. The complainants are a group of 18 affected households who own
about 43 acres of the 196 acres of lands to be acquired for the development of the WWTP in
Sahiwal.

(i) Representation. In the complaint form that was submitted, the complainants stated
that they were being represented by one individual, Muhammad Imran Sardar, who is
also a complainant. During the problem-solving process, some complainants
subsequently advised the OSPF that they would prefer to act for themselves without
a representative. Sardar remained part of the group of complainants (Appendix 3).

3 The ADB project team was composed of staff from the Pakistan Resident Mission, Central and West Asia Department. 
4 See Appendix 2 and OSPF Complaint Registry.  

https://www.adb.org/who-we-are/accountability-mechanism/complaint/pakistan-punjab-intermediate-cities-improvement-1
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(ii) Confidentiality. The complainants did not request that their identities be kept
confidential.

15. The Project Owner and Borrower. The government agencies involved in making
decisions for this ADB-assisted project are the project’s executing agency, the Local Government
and Community Development Department, the Government of Punjab, and the PMU.

16. ADB Central and West Asia Department and Pakistan Resident Mission (ADB
Project Team). ADB’s Central and West Asia Department and Pakistan Resident Mission are
responsible for the administration of the PICIIP. The project officer based in the Pakistan Resident
Mission implements and administers the PICIIP.

C. Assessment of Issues

17. The complainants were not satisfied with the process of the project’s GRM, nor its
outcome. On the other hand, the executing agency explained to OSPF that the project had
established a robust GRM and that a total of 23 complaints from affected households engaged
with the GRM on issues related to land valuation and compensation.

18. The executing agency further explained that due to the complaints received on land
valuation and compensation at the project GRM, an additional valuation study using the
International Valuation Standards (IVS) study was conducted.5 The study was commissioned by
the executing agency, upon the recommendation and in coordination with the ADB project team.
It covered both land and non-land assets and examined the replacement costs including the fair
market value, transaction costs, and other applicable payments that might be needed to meet the
requirements of the project Land Acquisition and Resettlement Plan.

19. After the IVS study, 22 of the 23 complaints related to the land valuation and compensation
of the project GRM were successfully resolved and the affected households received their
compensation payments. The unresolved complaint was from a group of 18 households who
refused to accept the enhanced compensation offer based on the additional IVS study and
subsequently reached out to OSPF.

20. The 18 households explained that the compensation amount determined was insufficient
to purchase land of similar quality and size in the same locality. In addition, the complainants
raised concerns about the efforts by the executing agency relating to the identification of
replacement land and explained to OSPF that the land parcel proposed as replacement land was
not equivalent to the land acquired under the project.

21. On the other hand, the executing agency and the ADB project team relayed to OSPF how
they had both worked very closely with complainants to try to resolve the concerns relating to
valuation and compensation. They explained that dispute resolution efforts at the ADB project
team level included the following:

(i) an IVS study to determine the current market value of the land and provide the
replacement cost. The IVS determined compensation rates that were higher than
those initially determined by the executing agency. The executing agency had made
special efforts to obtain clearances from the Government of Punjab to enhance the

5 The IVS are standards for undertaking valuation assignments using generally recognized concepts and 
principles that promote transparency and consistency in valuation practice. 
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land compensation in accordance with the rates determined by the IVS and had 
ensured the payment of higher compensation to all affected households; 

(ii) identification of alternate parcels of comparable land in the vicinity. The executing
agency offered to facilitate negotiations between the two parties;

(iii) consultation sessions and GRM meetings between PMU consultants and
complainants and the representatives; and

(iv) deposit of the compensation amount in an escrow account with the district treasury.
Information about the availability of funds was relayed to the complainants so they
could claim compensation if they choose to do so.

22. Having exhausted all options to address the issues with the executing agency and the
ADB project team, the complainants took their complaint back to OSPF.

D. Communication and Consultation

23. In the complaint form and during virtual meetings with the OSPF team, the complainants
narrated that throughout the IVS study commissioned by the executing agency, they were never
consulted. They explained that they were surprised when the results of the IVS study were
announced.

24. The executing agency maintained that information brochures of land acquisition and
resettlement plans were prepared and translated into the local language and disclosed to the
affected persons. In addition, the executing agency provided information about the consultations
carried out during the IVS study, which included several of the complainant households.

25. Based on the discussions among all stakeholders and a review of the issues raised in the
complaint, OSPF concluded in January 2023 that the complaint could be resolved through ADB’s
formal problem-solving process, involving further consultations, joint meetings, and continued
dialogue among stakeholders. The parties had a shared interest in resolving the complaint
immediately through dialogue and problem-solving.

III. AGREED COURSE OF ACTION

26. The OSPF and the ADB project team recommended revisiting the design of the WWTP
and requested that the PMU reassess the land requirements for the WWTP, without
compromising operational efficiencies. The complainants informed OSPF that they were
amenable to giving up half of their land (and to receiving the corresponding compensation based
on the additional IVS study), which would ensure that they would retain the ownership of at least
half their lands to enable them to continue their agricultural livelihoods.

27. The executing agency conducted a thorough review of the WWTP design to assess the
possibility of reducing the land requirements for the WWTP. Based on the review, the executing
agency determined that the WWTP could be redesigned, and that the facility could be developed
within 176 acres instead of the original 196 acres. It obtained technical approval to change in
design from the Planning and Development Department, Punjab. This redesign would free up
approximately 20 acres on the northern side of the 196-acre site, which could be reallocated and
returned to the complainants.

28. To take forward the discussions and to obtain the consent of all parties on the proposed
changes to the land acquisition, OSPF facilitated a joint meeting in Lahore, Pakistan with the
complainants and the executing agency on 3 July 2023. After lengthy negotiations, the parties
signed the memorandum of understanding (MOU) in Appendix 4. The key points are set out in
Box 1.
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29. The executing agency initiated the de-notification process for the 20.22 acres of land and
submitted the application for approval of the State Board of Revenue, Punjab. Upon review of the
application, the State Board of Revenue advised the executing agency that Rule 14 of the Land
Acquisition Rules, 1893 does not permit implementation of the denotification agreed upon under
the 3 July 2023 MOU. The pertinent portion of the Rules state

i. Where any land has been acquired by any Department of the Government or a local

authority for public purpose and it is proposed to abandon the same, it shall be handed

over to the Collector who shall be responsible for the disposal of the same in

accordance with the order of Government.

ii. The disposal of land under sub-rule (1) shall be made by the Government in its

discretion, and its possession restored to the people from whom it was acquired or to

their heirs as under:

Box 1: Memorandum of Understanding Summary Dated 3 July 2023 

1. Land Adjustment:
o The design of the project will be revised by the Project Management Unit (PMU),

resulting in the release of 20.22 acres of previously acquired land at the north end of
the project site. This land will be de-notified by the Government of Punjab and returned
to the Project-Affected Persons (PAPs), who will divide it among themselves through
mutual agreement. The remaining 22.93 acres will be retained by the PMU for the
Project.

2. Representation:
o On 25 March 2023, a Special Power of Attorney was executed by the PAPs,

appointing the complainant as their lawful attorney to negotiate on their behalf with the
PMU, relevant Land Revenue Authorities, and other concerned government
departments, and liaise with the Asian Development Bank’s Pakistan Resident Mission
and the Office of the Special Project Facilitator.

3. Land Division Agreement:
o The PAPs have agreed on the division of the freed land as outlined in Schedule C of

the Memorandum of Understanding.

Additional Terms and Conditions: 

1. The PMU will undertake and complete the process of de-notification of the 20.22 acres of land
and return it to the PAPs.

2. The PAPs have agreed to
o accept the compensation rate for the lands and non-land assets as per the approved

Land Acquisition and Resettlement Plan by the PMU;
o withdraw all legal actions, including Lahore High Court Writ Petition No. 7668/22 and

any other related cases or complaints, prior to the de-notification of the freed lands;
o merge Complaint/Case No. SPF-2023-07-04-0146 with Complaint/Case No. SPF-

2022-16-02-0136;
o refrain from initiating any new complaints, applications, or legal actions related to the

Project or subject lands;
o not interfere with the execution of the Project and the subject lands during the land de-

notification process and project completion; and
o accept the provision of a 12-foot-wide unpaved road through the Buffer Zone at the

north end as a public pathway, without filing any related complaints or cases.
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a. Free of cost to the original owners or their heirs, if compensation for the

acquisition of land has not been paid.

b. On refunding the amount paid as compensation of less than 15 percent granted

for compulsory acquisition, if the original landowners or their heirs have already

received cash compensation in respect of their land. The price may be lowered,

if necessary, on account of deterioration, or enhanced in the rare case of land

having been improved by the use to which Government has put it.

30. The executing agency was further advised by the State Board of Revenue that, because
of the denotification process, the original owners of the de-notified land (not all original owners
are complainants in this complaint) needed to be given the first opportunity to buy back their land.
Consequently, to restrict the denotification process to land solely owned by the complainants, the
total land area slated for denotification had to be reduced from 20.22 acres to 15.275 acres. This
reduction would be legally complex and could result in an uneven redistribution of land to the
original owners. Given that the extent of land to be de-notified and returned to each household
had already been agreed upon in the MOU signed on 3 July 2023, the complainants initially
refused to accept any modifications that would decrease the amount of land to be de-notified.

31. OSPF emphasized the need for the complainants to reach an agreement among
themselves to allow the continuation of the OSPF problem-solving process. OSPF highlighted
that, without consensus on the land redistribution among the complainant households, OSPF
would be compelled to close the complaint as the executing agency would no longer be willing to
engage in the problem-solving process. To help the complainants, OSPF proposed to facilitate a
joint meeting among the complainant households to negotiate an equitable arrangement for land
distribution. Should an agreement be reached, OSPF committed to arranging an additional joint
meeting with the executing agency to discuss and finalize a revised MOU.

32. On 20 January 2024, in a joint meeting facilitated by the OSPF team in Lahore, Pakistan,
the complainants and the project team signed an MOU (Appendix 5), superseding the MOU dated
3 July 2023. The key points of the 20 January 2024 MOU are summarized in Box 2 on the next
page.

33. As outlined in the summary of the MOU in Box 2, the complainants executed agreements
among themselves to facilitate the transfer of land from one group to another. The transfer of land
from one group to another was agreed upon and needed to take place after the denotification of
the 15.275 acres (Appendix 6).

34. The denotification of the 15.275 acres of land was also contingent upon the receipt of
compensation vouchers by the complainants. Accordingly, on 6 and 7 May 2024, a meeting was
convened in Sahiwal to address and resolve any outstanding issues faced by the complainants.
This meeting, facilitated and attended by OSPF’s national facilitator, resulted in 17 out of 18
households submitting their applications for compensation vouchers and receiving their
payments. One household was unable to submit its application due to the need to transfer land
records to the legal heirs of a complainant who passed away in May 2024. Upon completion of
the documentation requirements, the remaining household received the compensation voucher
in early September 2024, after which the executing agency commenced the de-notification
process.

35. OSPF is monitoring the implementation of the MOU by all the stakeholders.
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Box 2: Memorandum of Understanding Summary Dated 20 January 2024 

Parties Involved: Fifteen (15) project-affected persons (PAP) whose names are listed in Schedule A. 

Background: 

• The Project Management Unit (PMU) acquired 43.15 acres of land owned or possessed by the
PAPs for constructing a wastewater treatment plant in Sahiwal under the Punjab Intermediate
Cities Improvement Investment Program, funded by the Asian Development Bank with
counterpart funding from the Government of Pakistan.

• The PAPs filed complaints to the Office of the Special Project Facilitator of the Asian
Development Bank and also submitted a case to the Lahore High Court (Writ Petition No.
7668/22) regarding the land acquisition.

• The Office of the Special Project Facilitator merged the two complaints it received (Case No.
SPF-2023-07-04-0146 and Case No. SPF-2022-16-02-0136) with the PAPs' consent.

• An understanding was reached to revise the project design, freeing 15.275 acres of land at the
north end of the project site. This land will be de-notified by the Government of Punjab and
returned to the PAPs, who will divide it among themselves as per mutual agreement. The
remaining 27.875 acres will be retained by the PMU for the project.

• A previous MOU dated 3 July 2023 is superseded by this MOU.

Agreement Terms: 

1. Project Management Unit's Commitment:
o The PMU will move forward with the case for denotification of 15.275 acres of land

and return it to the PAPs as shown in Schedule B.
2. Project Affected Persons' Agreement:

o The PAPs will receive compensation for the acquired land and then the freed land will
be de-notified and returned to them as per original ownership. They will then
redistribute the land among themselves as detailed in Schedule C.

o The PAPs must execute registered transfer deeds to implement the agreed
redistribution.

o De-notification and land transfer will only proceed if the PAPs adhere to the agreed
redistribution.

o The PAPs acknowledge the binding effect of this MOU and agree to enforce it among
themselves.

o Transferees of the redistributed land will make payments as per rates determined by
the International Valuation Standards study and any other applicable payments under
the Land Acquisition and Resettlement Plan for the project.

3. Withdrawal of Legal Cases:
o The PAPs will withdraw the Lahore High Court Writ Petition No. 7668/22 and any

other pending legal cases or complaints related to the project filed/lodged against
PMU or the executing agency upon receipt of compensation.

4. Non-Interference Agreement:
o The PAPs will refrain from interfering with the project and subject lands during the de-

notification process and until the project's completion by the PMU.
5. Agreement on Public Pathway:

o The PAPs agree not to contest the proposed 12-foot-wide unpaved road within the
project area, which will serve as a public pathway/access route for public access to
their lands and fields.
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COMPLAINT FORM (SPF-2022-16-02-0136) 
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COMPLAINT FORM (SPF-2023-07-04-0146) 
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FOUR GROUPS OF COMPLAINANTS 

No. Group as per MOU Name 

1 1 Ahmad Yar S/o Muhammad Rafique 

2 1 Muhammad Noor-ul-Mustafa Nizami S/o Muhammad Aslam 

3 1 Noor-un-Nisa D/o Muhammad Aslam Nizami 

4 1 Bismillah Muqaddas D/o Muhammad Rafique 

5 1 Muhammad Saeed S/o Noor Muhammad 

6 1 Muhammad Noor-ul-Mustafa Nizami S/o Muhammad Aslam 

7 1 Noor-un-Nisa D/o Muhammad Aslam Nizami 

8 2 Amanat Ali S/o Khair Din 

9 2 Abdul Ghaffar S/o Khair Din 

10 2 Sardar Muhammad S/o Khair Din 

11 2 Muhammad Anwar S/o Ch. Amanat Ali 

12 3 Muhammad Aslam S/o Muhammad Ali 

13 3 Basheeran Bibi D/o Muhammad Ali 

14 3 Jameelan D/o Hashmat Ali 

15 4 Naseer Ahmad S/o Din Muhammad 

16 4 Basheer Ahmad S/o Din Muhammad 

17 4 Muhammad Shareef S/o Din Muhammad 
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MEMORANDUM OF UNDERSTANDING, 3 JULY 2023 
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MEMORANDUM OF UNDERSTANDING, 20 JANUARY 2024 
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AGREEMENTS AMONG LANDOWNERS INTER-SE (ENGLISH) 
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