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This publication was commissioned by UNHCR and UN-Habitat and has been 
produced with the support of the European Union. The contents of this publication 
can in no way be taken to reflect the views of the European Union and do not 
necessarily represent the official view of UNHCR. 

المتحدة  الأمم  وبرنامج  اللاجئين  لشؤون  المتحدة  للأمم  السامية  المفوضية  بواسطة  المطبوعة  هذه  تنفيذ  تم 

تعكس  أن  حال  بأي  يمكن  لا  المطبوعة  هذه  محتويات  إن  الأوروبي.  الاتحاد  من  بدعم  البشرية  للمستوطنات 

وجهات نظر الإتحاد الأوروبي، كما أنها لا تمثلّ بالضرورة وجهة النظر الرسمية للمفوضية السامية.
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1 See http://data.unhcr.org/syrianrefugees/country.php?id=122 for the latest UNHCR figures.
2 For the challenges of urban response, please refer to UNHCR’s 2009 “Policy on refugee protection and solutions in urban areas” at http://www.unhcr.
org/4ab356ab6.pdf and the Inter-Agency Standing Committee’s 2011 strategy “Meeting the Humanitarian Challenges of Urban Areas” at http://www.
humanitarianinfo.org/iasc/pageloader.aspx?page=content-subsidi-common-default&sb=74.
3 Four years into the crisis, the UNHCR March 2014 shelter survey estimated that some 15,000 refugees were hosted by Lebanese families.
4 For more information on housing, land and property rights and issues, please refer to http://www.globalprotectioncluster.org/en/areas-of-responsibility/
housing-land-and-property.html.

a comprehensive national strategy to respond 
to the crisis, humanitarian actors have increased 
their cooperation with municipal authorities. In 
fact, municipalities have in many cases been the 
Government’s “first responders” to the refugee 
crisis.  There are signs, however, that municipalities’ 
capacities are increasingly strained and that they 
are becoming more and more frustrated with the 
situation.

The urgent need for basic shelter has pushed 
many Syrian families to live in poor conditions, 
frequently in spaces not designed as shelters. The 
situation is further exacerbated with the arrival of 
new refugees, reducing hence the availability of 
housing and increasing the risk of eviction. The 
presence of these refugees has also had adverse 
consequences for host communities due to 
increased competition over affordable housing, 
the inadequacy of the existing infrastructure and 
services, and competition over limited employment 
opportunities.

PURPOSE OF THE STUDY

In light of these challenges, UNHCR and UN-
Habitat conducted an assessment of housing, land 
and property (HLP) issues related to the Syrian 
refugee crisis.4  This report reviews the impact of 
the crisis in four specific areas: (i) shelter options 
available to refugees; (ii) HLP rights of refugees 
and host communities; (iii) housing and property 
markets; and (iv) land-use, particularly in heavily 
impacted cities and towns, but also in rural areas.

   
The purpose of this research study is to 

inform humanitarian and government entities 
and help in designing policies, planning decisions 
and programs so as to ensure that refugees and 
vulnerable Lebanese families have access to safe, 
affordable and adequate shelter. 

L ebanon hosts the highest number of 
Syrian refugees in the region. UNHCR 
estimates that over one million refugees 
currently reside in Lebanon, in addition 

to at least 50,000 Palestinian Refugees from Syria 
(PRS).1  Most of this influx has occurred in the past 
year.  In January 2013 the refugee population was 
less than 150,000, but grew almost six-fold during 
2013. It is estimated that today 1 out of every 5 
residents in Lebanon is a refugee. These refugees 
are distributed across the country, with the highest 
population concentrations in the Bekaa (35%), 
Beirut (25%), and North Lebanon (25%). Most 
of these refugees are settling in cities and peri-
urban areas outside towns and villages, creating 
different challenges from those normally found in 
a rural context.2  

The Syrian refugees’ crisis has had a huge 
impact on Lebanon. At the onset of the crisis, 
host communities in Lebanon welcomed and 
supported many refugees, sometimes without 
asking for anything in return.3 However, as the 
crisis has become prolonged, supporting refugees 
has become an increasing burden on communities 
and public authorities alike. In the context of a 
weak central government and in the absence of 
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