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Executive Summary 
 

Background 
 

Markets play a central role in the lives of refugees. Markets 

provide refugees with the goods and services needed for 

survival in the short-term, and influence their ability to thrive in 

the long-term. The moment Syrian refugees arrived in Jordan, 

they entered the market as both consumers and sellers.   

 

Markets are also at the core of cash-based interventions. 

Cash-based assistance seeks to meet non-camp based 

refugeesô basic needs by enabling them to access local 

markets, while at the same time supporting the local economy. 

A well-functioning and expandable market is an integral part of 

the success of any cash-based assistance.  

 

The Syrian refugee crisis impacted all segments of the 

Jordanian market.  The arrival of upwards of 655,000 refugees 

transformed Jordanôs communities and marketplace.1  The 

crisis closed traditional trade routes and shook investorsô 

confidence in the economy.  The International Monetary Fund 

(IMF) estimates that the Jordanian economy lost one percent 

of GDP per year of the crisis due to loss in exports and 

investment.2 

 

UNHCR and the Norwegian Refugee Council, in coordination 

with the Basic Needs and Shelter Working groups, embarked 

on this Market Assessment to better understand how the 

Jordanian market functions and how the market has responded 

in the past five years to the Syrian refugee crisis.  The Assessment specifically focused on the retail and shelter 

sectors. This second Market Assessment comes five years after the initial UNHCR Market Assessment3 and six 

years after the first cash assistance was provided to Syrian refugees.4 With the number of Syrian refugees entering 

Jordan stabilized, it is time to reassess market conditions and the continued appropriateness of cash-based 

interventions. 

 
 

 

 

 

 
1 There are currently refugees from 41 different nationalities living in Jordan, with a total number of refugees in Jordan at 736,357 as of 15 December 2017. 
2 International Monetary Fund (IMF), Jordan Selected Issues, IMF Country Report No. 17/232, 7 June 2017. 
3 UNHCR conducted a Market Assessment in 2012 at the start of the refugee crisis. 
4 UNHCR has provided cash assistance to non-Syrian refugees in Jordan since 2008. 

Box 1: Market Assessments  
 

 

Market Assessments analyse how markets 

function and gauge the impact of a crisis on a 

market.  This analysis informs if cash 

assistance is the appropriate intervention to 

assist refugees in a crisis situation. Market 

Assessments seek to answer the following 

questions: Are markets robust enough for a 

cash-based intervention? How would the 

market respond to an increase in demand 

caused by an infusion of cash? Would an 

influx of cash cause a distortion in the 

market? Do existing markets supply the 

goods and services needed by persons of 

concern at an appropriate price? 

 

Market Assessments are often conducted at 

the beginning of a crisis to ensure that cash 

assistance is the proper response, during the 

intervention to see if any adjustments need to 

be made, and at the end of the intervention to 

evaluate the impact on the targeted 

community. 
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Objective  
 

The objectives of the Market Assessment are two-fold: 

 

To determine if cash-based assistance remains an appropriate response to the Syrian refugee crisis. For the retail 

sector, the assessment focused on the ability of the Jordanian market to respond to the pressures placed on it by 

the crisis and the effect it had on the supply chain for core goods including the impact on demand, supply, and 

price. For the shelter sector, the assessment provides a greater understanding of the housing market with a focus 

on the Syrian refugee population. 

 

To inform decision-making in humanitarian programming, ensuring interventions are designed to support refugees 

to access safe and secure housing, while supporting a positive impact on the local market and host communities. 

 

Key Findings 
 

Retail Market 

To date, the retail marketplace has shown remarkable resilience in responding to the refugee crisis. The food and 

hygiene sectors have withstood the increase in demand from refugees without massive disruptions in supply and 

large fluctuations in price. However, the research from interviews with over one hundred market actors at every 

stage of the supply chain reveals a struggling marketplace. While the experience of market actors indicates that 

providing refugees with unconditional cash assistance had, and will continue to have, a positive effect on local 

markets, the retail marketplace is still reeling from other aspects of the Syrian crisis.  

 

1) Cash assistance continues to be an appropriate intervention to support Syrian refugees and has not caused 

distortion in the food and hygiene marketplace.  

2) The supply chain for core goods has the ability to expand quickly to meet the demand for core items. 

3) Food prices for most core goods have remained steady over the past five years despite border closings and an 

increase in the refugee population. 

4) The Syrian and Iraqi border closings have had a detrimental impact on market actors by reducing imports and 

exports, and impacting supply routes to Turkey and Europe. 

5) Small and medium-sized retailers find non-cash assistance (e.g., food vouchers)5 to be an 

impediment to having refugees as customers, as refugees can only use food vouchers in certain 

shops.   

 

Shelter Market 

 

Seven years into their displacement to Jordan, seventy-eight percent of the total Syrian refugee population live in 

urban host communities.  These refugees are faced with increasing economic pressure to meet their basic needs, 

including the most essential need for safe and secure housing. Humanitarian actors have struggled since the onset 

of the crisis with a lack of accurate market data on housing, and have relied mostly on qualitative data from focus 

group discussions and key informant interviews to shape their interventions. The completion of the Population and 

Housing Census in 2015 by the Department of Statistics (DoS) of Jordan and the secondary data collected through 

 
5 Non-food items (NFI) assistance was not mentioned by retailers as an issue or concern. 
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home visits in the period between 2015 and 20176 provide an opportunity to improve knowledge of the housing 

market with a focus on the Syrian refugee population.   

 

The Assessment provides an understanding of the rental housing market and highlights important trends at the 

governorate and district level, where possible. 

 

1) The housing market in Jordan showed slowed growth in the past three years (2015 -- 2017), the yearly supply 

of housing units and the median price of housing are the lowest in five years. Housing prices spiked following 

the Syrian refugee influx in 2012 through 2014, with a 25% increase from pre-crisis levels. The Consumer Price 

Index for housing shows prices continuing to increase on a yearly basis, but at significantly lower rates. This 

trend is expected to continue in 2018.  

2) While housing prices at the national level continue to increase, the average reported rent by Syrian refugees 

between 2015 and 2017 has decreased. Districts where refugees have the highest share in the demand for 

rental housing are also where refugees have reported the most significant decrease in rental prices (districts of 

Jerash, Mafraq, Irbid, and Ajloun). This is due to a combination of factors, such as overpricing by landlords in 

2013 -- 2014, deteriorating housing conditions, refugees living in smaller houses, and refugeesô improved 

knowledge of the housing market. 

3) Syrian refugeesô share of the rental market is estimated at 21%, with levels varying by governorates. Mafraq 

has the highest share at 63%, followed by Irbid (21%), Maan (28%), and Madaba (29%). The largest refugee 

population (43%) is located in the urban districts of Irbid and Amman, where the share of Syrian refugees in the 

rental market is relatively low and does not significantly impact rental housing demand. However, in 27 districts 

(out of 89) Syrian refugees are key drivers of demand for rental housing, with over one-third of the demand 

attributed to them. 

4) There is a shortage in the supply of rental housing in almost half of the 89 districts of Jordan. One-third of the 

Syrian refugees reside in 17 districts that have both a large gap in the supply and a significant share of the 

demand for rental housing attributed to Syrian refugees. As a result, these districts are the most vulnerable to 

price inflation and competition over rental housing. Of the 17 districts, the ones with the largest number of 

Syrian refugees are Ramtha, Bani Obaid, Sahab, Wadi Essir, Mafraq Qasabat, and Badia Shamalia. 

5) Syrian refugees, particularly in the north of Jordan, increasingly depend on social networks in their search for 

housing. Access to information through established social networks is a key factor helping refugees find better 

and cheaper housing. 

6) The overall housing conditions of refugees are deteriorating. Forty-one percent of Syrian refugees in Jordan 

have a combination of two or more of the housing vulnerabilities which include insufficient ventilation, 

dampness, leaking walls, poor hygiene conditions, and privacy concerns. 

7) The Syrian refugee population is extremely mobile across all governorates. They move mostly in search of 

better housing conditions (including cheaper accommodation), and because they are forced to due to eviction 

(increase from 2.5% to 9% in the past three years). Refugee households are increasingly being evicted in 

Aqaba, Amman, and Maôan. When reporting on the threat of eviction, only one percent of households report 

having received a written eviction notice. 

8) Refugees in debt are twice as likely to be evicted, highlighting the relevance of debt and economic vulnerability 

in protection/prevention against forced evictions. 

9) Refugees are increasingly renting for shorter periods of time and without any form of lease agreement. 

 
6 Between 2015 and 2017, approximately 160,000 home visits were conducted.  An average of 55,000 home visits per year. 
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Recommendations 
 

Retail 

Below are recommendations for the following actors to consider: 

 

National and international humanitarian actors 

Á Support public outreach efforts to utilize the media and other information outlets to raise awareness among 

policymakers, employers, and general public about the positive impact that Syrian refugees can and are having 

on the market.   

Á Develop public outreach messages that counter the narrative that Syrian refugees have caused massive 

disruption to the market. 

Á Review the impact that partnerships with large retailers/malls for cash and non-cash modalities (e.g., vouchers, 

mobile money etc.) may have on smaller retailers and wholesalers, to see if any of the potential negative 

impacts can be mitigated. 

 

Donors and the international community 

Á Continue to support cash-based interventions as prescribed under The Grand Bargain.7  

Á Fund research on the impact of cash-based interventions on the local and national economy in Jordan. 

 

 

Shelter 

Below are recommendations for the following actors to consider: 

 

National and international humanitarian actors 

Á Complement multipurpose cash assistance with interventions 

that ensure essential housing outcomes such as security of tenure and adequate housing conditions are 

achieved. 

Á Communicate to refugees, through field offices, outreach channels (e.g., SMS, helpline, Community Support 

Committees) and case managers, housing market information including average rent prices and 

availability/access to services such as hospital, schools, and markets. 

Á Ensure the design of cash programming, whether conditional or unconditional, is tailored to the specifications 

of the local housing market. This is especially important in districts with significant rental housing supply deficit 

and a high demand attribution to Syrian refugees: 

o Ensure close monitoring of rental prices and quality of housing. 

o Include rent control language in lease agreements between beneficiaries and landlords, based on the 

available rental market data to avoid any negative impact on the local housing market. 

o Equally support Jordanians and other nationalities. In areas where only Syrian refugees are supported, 

the host community and other nationality groups will be disadvantaged in their access to housing. This 

 
7 The Grand Bargain is an agreement between more than 30 of the biggest donors and aid providers.  The Grand Bargain includes a series of changes in the 

working practices of donors and aid organisations that would deliver an extra billion dollars over five years for people in need of humanitarian aid. These changes 

include gearing up cash programming, greater funding for national and local responders and cutting bureaucracy through harmonised reporting requirements.  

 

ñRent levels are not too high, poverty 

levels are.ò ï UNHABITAT, 2011 
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is the case in Mafraq, where housing vulnerabilities are the highest and the ratio of refugees-to-

Jordanians in the local population is the greatest.  

Á Prioritize multipurpose cash assistance and shelter-specific assistance to households with high levels of debt 

per capita, as they are the most prone to evictions.  

 

Donors and the international community 

Á Prioritize funding for evidence-based programs that address affordability, housing conditions, and tenure 

security of Syrian refugees in the host communities. Economic vulnerabilities of the Syrian refugees can only 

be reduced once they have a safe and secure place to live. 

Á Invest in programs that support low-cost incremental housing. This adds value to the housing market while 

benefiting vulnerable tenants, and is not just limited to the basic transfer of cash.  

Á Support the Government of Jordan and its institutions in the development of the affordable/low-income housing 

strategy and sector. 

 

Government of Jordan 

Á Increase incentives for the development of affordable and low-cost housing. In addition to housing market 

developers, target development efforts towards the wide base of small-scale, middle-income landlords who 

incrementally build their properties. Support these landlords to bring these housing units to the market faster. 

Á Decentralize the monitoring of housing market indicators to the local level where possible (district, sub-district, 

and neighbourhood) and define clear, affordable rental market indicators. 
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1. Introduction  
 

1.1 Background 
 

The protracted Syrian refugee crisis transformed Jordanôs social and economic landscape. Since the start of the 

Syrian civil war in 2011, thousands of Syrian refugees have left their country to find safety in Jordan. It may take 

decades for Syria to recover from the destruction caused by the ongoing conflict. In the meantime, hundreds of 

thousands of the 5.3 million refugees that fled Syria are now making their home in Jordan. As of December 15, 

2017, there are more than 655,000 registered Syrian refugees living in Jordan. A vast majority of Syrian refugees 

live alongside their host communities in urban and rural areas, with only nineteen percent living in designated 

refugee camps.   

 

 

1.1.1 Impact of the Syrian Refugee Crisis on the Jordanian Economy 

Jordan is a lower middle-income country8 with a population of 9.5 million people, most of whom (84%) live in urban 

areas. Jordanôs economy is one of the smallest in the Middle East. Additionally, Jordan has limited natural 

resources and is one the top ten most water scarce countries in the world. The services sector, including a robust 

tourism sector, is the largest economic sector, followed by industry, remittances, agriculture, and foreign 

assistance. Since 2012, Jordanôs economy has struggled to absorb the economic shocks from wars on two borders 

disrupting trade routes, shaking investor confidence, and lowering revenue from tourism. At the same time, the 

economy struggled with the rising costs of importing food and oil.9  

 

Against the backdrop of a struggling economy, 

hundreds of thousands of Syrian refugees sought 

safety in Jordan. These refugees are living in 

cities and towns throughout Jordan. They rent 

apartments, buy groceries in local marketplaces, 

access health services, send their children to 

public school, and enter both the formal and 

informal labour force.  

 

The long-term impact of the Syrian refugee crisis on the Jordanian marketplace is still largely unknown, as it is 

difficult to separate overall economic trends in the marketplace from the impact that thousands of refugees have 

had on the market.   

 

 

 

 
8 In 2017, Jordan was re-classified by the World Bank as a lower-middle-income country from a 2016 classification of upper-middle-income country.  The World Bank 
attributes the change in classification to an upward revision of Jordanôs population including taking into account Syrian and Iraqi refugees; a slowdown in real GDP 
growth; and low inflation.   

9 The price of oil in Jordan was severely impacted by the break in the Egyptian gas pipeline in 2012. 

ñRefugees contribute to local economies by bringing new skills 

and resources, as well as increasing production capacity and 

consumption demand. Such forces can stimulate an expansion 

of the host economy.ò 

 

WANA Institute 2015 
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A 2017 IMF Jordan Country report 

found that the Syrian refugee crisis and 

regional conflicts negatively impacted 

Jordanian Gross Domestic Product, 

mostly due to the negative impact on 

exports and investment.10 However, the 

IMF also found the negative impact of 

the crisis on the Jordanian economy is 

decreasing as the influx of Syrian 

refugees subsides and aggregate 

demand increases. The IMF suggests 

that a possible increase of new capital 

and workers could boost informal sector 

output. The WANA Institute, a non-profit 

policy think tank based in Amman, 

argues that Syrian refugees could be a 

potential asset to the Jordanian 

economy by helping grow the economy. 

 

1.1.2 Humanitarian Response ï 

Cash-Based Interventions 

 

Cash assistance is helping tens of 

thousands of Syrian refugees survive by 

providing for their basic minimum 

needs. Cash assistance aimed at social 

protection and basic needs can also 

have a positive effect on Syrian 

refugeeôs ability to integrate into the 

Jordanian marketplace.  Through cash 

assistance Syrian refugees spend 

money in local markets in support of the local economy, strengthening relationships between refugees and host 

community populations.11 

 

Jordan is on the cutting edge of cash-based interventions. In 2016, UNHCR launched the Common Cash Facility 

(CCF), a multi-partner platform for cash delivery. The CCF utilizes EyeCloud®, a secure and encrypted network 

connection that enables refugeesô biometric data to be verified at an ATM machine through a link back to UNHCRôs 

iris database. 

 

The CCF platform delivers more than 90 percent of the cash assistance provided to the most vulnerable refugees 

in Jordan who live outside camps.  

 
10 International Monetary Fund (IMF), Jordan Selected Issues, IMF Country Report No. 17/232, 7 June 2017. 
11 Overseas Development Institute (ODI), A Promise of Tomorrow : the Effects of UNHCR and UNICEF Cash Assistance on Syrian Refugees in Jordan, October 

2017.   

©UNHCR/M. Hawari 
 




























































































































