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biznes-inJineringi uZrav qonebaSi
q. Tbilisis uZravi qonebis bazris 

marketinguli kvleva

qeTevan jolia, stu-s doqtoranti

reziume

q. Tbilisis uZravi qonebis bazarze momxmare­
belTa qcevis Seswavlis mizniT, Catarda market­
inguli kvleva, dadginda maT gadawyvetilebebze 
moqmedi faqtorebi da ganisazRvra ganviTarebis 
tendenciebi. 

kvlevis Casatareblad da Sedegebis gasaana­
lizeblad saWiro monacemebi Segrovda mosax­
leobis SerCeuli jgufebis mixedviT, romelTa 
ZiriTad indikatorad aRebuli iqna momxmareb­
lis asaki, ojaxis zoma da Semosavali, rac gana­
pirobebs momxmareblebis survilsa da moTxov­
nas uZravi qonebis SeZenis, ganaxlebisa da inve­
stirebisaTvis. 

rogorc cnobilia, 1992 wlidan saqarT­
veloSi privatizaciis procesi daiwyo. arsebu­
li saxelmwifo qoneba TandaTan fizikuri Tu 
iuridiuli pirebis sakuTrebaSi gadavida. say­
uradReboa isic, rom 1960-90 wlebSi aSenebuli 
saxlebis fizikuri mdgomareoba aRar Seesabame­
ba dRevandel moTxovnebs da saWiroebs Tanda­
TanobiT Canacvlebasa da ganaxlebas, rac uZravi 
qonebis Tbilisis bazarze axali sacxovrebeli 
saxlebis mSeneblobas astimulirebs. uZrav 
qonebaze mosaxleobis moTxovnas gansazRvravs 
TviT mosaxleobis zrda, ojaxis zomis mateba, 
maTi Semosavlebi da, zogadad, ekonomikuri 
mdgomareoba qveyanaSi.

gamokiTxuli respodentebis pasuxebis Se­
fasebam gviCvena, rom uZravi qonebis SeZenasa 
da ganaxlebaze mosaxleobis moTxovna maRalia, 
Tumca maT am procesSi risk-faqtoris gaTval­
iswineba ar surT. 

sakvanZo sityvebi: marketingi, bazari, privat­
izacia, respodenti, indikatori, stabilizacia.
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Summary

The research conducted to identify consumer behavior 
of the real estate market of Tbilisi. The results outlined 
main influential factors and tendencies for the market de-
velopment.

In order to search proper market segment and analyze 
the results, the target groups were carefully selected; the 
main criteria were age, household size, annual income and 
etc. Also very important role played influential factors in 
the whole survey, which stimulated demand for purchase, 
renew and invest in real estate in the respondents.

The privatization process has begun from 1992 in Geor-
gia. The government transferred state ownership of dwell-
ings to residents’ and companies’ ownership gradually. 
Also a large share of the housing stock was constructed 
between 1960 and 1990 in the form of short block build-
ings, led to increase demand to replace existing estate and 
stimulate new constructions. Also demand on real estate 
is determined by growth of the following factors: popula-
tions, households, incomes, and generally economic devel-
opment in the country.

Evaluations of the respondents results showed that the 
demand to purchase and renew existing real estate is quite 
high, but the risk factors followed this process are very im-
portant to identify and take into consideration.

KeyWords: Marketing, Market, Privatization, re-
spondent, indicator, stabilization.

* * * * * *
rogorc cnobilia, uZravi qoneba qveynis 

erovnuli simdidris safuZvelia, romelsac 
masobrivi, erovnuli xasiaTi aqvs.1 Gmisi  sa­
kuTreba da uSualod masTan dakavSirebuli 
rigi ekonomikur-samarTlebrivi sakiTxebis civ­
ilizebuli wesiT mogvareba adamianis Tavisu­
flebis, damoukideblobisa da sxvebTan Rirseu­
li Tanaarsebobis upirvelesi maCvenebelia.2

uZravi qonebis socialur-ekonomikuri bune­
bidan gamomdinare, misi momxmareblebi gansx­
1  siWinava al., koRuaSvili p., da sxv. uZravi 
qonebis ekonomika. Tb,. 2013, gv. 9. 
2	  iqve.
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vavebulad iqcevian da am saqonlis bazarze 
specifikur Tvisebebs amJRavneben.

sayuradReboa isic, rom uZravi qonebis baz­
ris marketinguli kvleva Zalian iSviaTad xde­
ba, rac mocemuli sakiTxis aqtualurobas kidev 
ufro aZlierebs da sainteresos xdis.

uZravi qonebis bazris marketinguli kv-
levis meTodologia

marketinguli kvlevis Casatareblad ganisaz­
Rvra misi mizani – moxmareblebis qcevis ten­
denciebis dadgena da Sesabamisi struqture­
bisaTvis rekomendaciebis SemuSaveba. kvleva 
Catarda q. TbilisSi, 2014 wlis noember-dekem­
berSi.

kvlevis Catarebis ZiriTadi principebi iyo: 
sarwmuno da zusti informaciis mopoveba, san­
dooba, miukerZoebuloba da obieqturoba.

kvlevis periodSi gamoyenebuli iqna market­
inguli da socialuri kvlevis komponentebi 
(raodenobrivi da Tvisebrivi kvleva). empiriuli 
kvleva ganxorcielda anketirebis meTodiT on­
lain gamokiTxvebis formiT. 

uZravi qonebis bazris kvlevisaTvis Se­
muSavda kiTxvari, romelic moicavs pirad, de­
mografiul da specifikur kiTxvebs. kiTxvaris 
testirebisa da saboloo saxiT Camoyalibebis 
Semdeg, kvlevisaTvis gamoyenebuli iqna onlain 
gamokiTxvis meTodi, sadac 350 respodentma 
miiRo monawileoba. maTi Sedegebi dajamda veb-
gverdis www.surveymonkey.com saSualebiT. 

gamokiTxulTa asakobrivi jgufi ganisaz­
Rvra 22-dan 60 wlis CaTvliT, anu mosaxleobis 
is nawili, vinc gegmavs uZravi qonebis SeZe­
nas, ganaxlebas an investirebas. respodentTa 
minimaluri Semosavalma, gadasaxadebis gareSe, 
Seadgina 800 lari. mniSvnelovania aRiniSnos, 
rom gamokiTxvaSi CarTva iyo nebayoflobiTi 
da masSi monawileobas iRebdnen uZravi qonebis, 
kerZod ki, sacxovrebeli adgilis (binis/sax­
lis) Secvlisa da investirebis msurvelebi. am 
Sedegebis ganzogadeba SesaZleblobas iZleva 
Seiqmnas ufro srulyofili warmodgena uZravi 
qonebis bazris momxmareblebis marketinguli 
qcevis Taviseburebebis Sesaxeb da gamoikveTos 
masze moqmedi faqtorebi.

uZravi qonebis bazris zogadi mimoxilva

q. Tbilisis uZravi qonebis bazars axasiaTebs 
rigi specifikuri niSnebi, kerZod:
•	 Tbilisis mosaxleobis 86%-s uZravi qone­

ba aqvs sakuTrebaSi, rac erT-erTi maRa­
li maCvenebelia msoflioSi, maSin, rode­
sac qirisa da giraos bazris wili Zalian 

mcirea;
•	 maRalsarTuliani saxlebiT Tbilisis ga­

naSenianeba metwilad moxda 1960-90 wlebSi, 
anu komunisturi mSeneblobis periodSi. 
binebis privatizacia ganxorcielda us­
asyidlo gadacemis formiT. dReisaTvis am 
sacxovrebeli saxlebis umetesoba ganaxle­
basa da SekeTebas saWiroebs;

•	 TbilisSi sacxovrebeli saxlis 1 kvadratu­
li metris farTis saSualo fasi stabilu­
rad meryeobs 800-1200 aSS dolaris far­
glebSi;

•	 uZrav qonebaSi investirebis Semdeg ga­
qiravebidan miRebuli sargebeli erT-erTi 
prioritetulia ojaxTa damatebiTi Se­
mosavlisaTvis.

TbilisSi 339 106 sacxovrebeli saxlia, 30,2 
milioni kvadratuli metri saerTo farTobiT, 
rac saSualod erT ojaxze gaangariSebiT, saSu­
alod, 85 kvadratuli metria. maTgan TiTqmis 
naxevarze meti sabWoTa periodSia aSenebuli 
mravalsarTuliani saxlebis saxiT, romelTa 
Soris umravlesobis  eqspluataciis vada didi 
xania gasulia da aucileblad saWiroebs Canacv­
lebas. aseTi Senoba-nagebobebi mTel TbilisSia 
ganTavsebuli, Tumca, metwilad, Zvel ubnebSi, 
anu centrSia koncentrirebuli.

1998 wlidan TbilisSi aqtiurad daiwyo 
sacxovrebeli saxlebis mSenebloba. Tumca, 2008 
wlis politikuri krizisis Sedegad, es procesi, 
dasrulebuli sacxovrebeli saxlebis gayidveb­
is Seferxebis gamo, droebiT Senelda.

marketinguli kvlevis Sedegad dadginda, 
rom Tbilisis ubnebSi gansxvavebuli sacxovre­
beli pirobebia da mosaxleobis simWidrovec sx­
vadasxvaa. magaliTad, mosaxleobis saSualo sim­
Widrove erT kvadratul kilometrze TbilisSi, 
saSualod, 4,7 macxovrebelia, Tumca krwanisSi 
es maCvenebeli 2,5, xolo gldanSi _ 10,4-ia. sx­
vaoba ufro didia qalaqis ubnebSi ganlagebuli 
saxlebis simWidrovis maCveneblebs Soris. mag., 
erT kvadratul km-ze didubeSi 3,5 sacxovre­
beli nagebobaa, krwanisSi ki _ 497. CuRureTisa 
da naZaladevis raionSi sacxovrebeli saxlebis 
mcire raodenobas Tan erTvis mosaxleobis gad­
ametebuli raodenoba, rac maT sacxovrebel 
socialur-ekonomikur pirobebs mniSvnelovnad 
auaresebs da gausaZlis xdis.
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cxrili 1. q. Tbilisis didi sacxovrebeli kom­
pleqsebis zogierTi parametri 

#N
adgilmdeba-

reoba
saxelwodeba developeri

farTobi, 
ha

kv. 
metri

1
Tbilisis 
zRva

“pepela”
Cineli 

investori
401

6 000 
000

2
zemo 
krwanisi

“golf klubi”
espaneli 
investori

331 100 000

3
Tbilisis 
zRva

“pepelas” 
mimdebare 
teritoria

Tbilisis 
meria

282 N/A

4 lisis tba
“lisi devel-

opmenti”
GRDC 223 1 200 000

5 diRomi
“axali 

Tbilisi”
Tbilisis 

meria
122 1 000 000

sayuradReboa isic, rom evropis mowinave 
qalaqebSi ojaxis wevrebis raodenoba, saSual­
od, 2,2-dan 2,4-mde meryeobs, Tbilisi ki Sead­
gens 3,7-s, rac stabiluri maCvenebelia bolo 10 
wlis ganmavlobaSi, Tumca, igi qalaqis calkeu­
li ubnebis mixedviT mkveTrad diferencire­
bulia. magaliTad, mTawmindaze, vakeSi, veraze, 
saburTaloze, didubesa da samgorSi 3, xolo 
CuRureTsa da naZaladevSi, Sesabamisad, _ 6,72 
da 11,1 erTeulia.

Tbilisis mosaxleobis did umetesobas 
(85,6%) sacxovrebeli farTobi sakuTrebaSi iu­
ridiulad aqvs gaformebuli.

TbilisSi 5 sacxovrebeli kompleqsi Sendeba 
1 360 heqtarze 8,3 milioni kvadratuli metris 
sacxovrebeli farTobiT (ixileT cxrili 1).

kvlevis Sedegad 4 safaso segmenti gamoikveTa: 
dabali, saSualo, maRali da premiumi. 2006-
2008 wlebSi fasebis matebis Semdeg kvadratul 
metrze saSualo fasma 1000 aSS dolari Sead­
gina, rac dRemdea SenarCunebuli.

Tbilisis uZravi qonebis momxmareblebi 
ufro met mniSvnelobas aniWeben sacxovrebeli 
farTis aqtivis Rirebulebas, vidre qiras. Tum­
ca, swored qiris fasia uZravi qonebis Sefasebis 
erT-erTi ZiriTadi indikatori da masze arse­
buli moTxovna. es instrumentia kapitalizaci­
is done (Cap Rate), romelic gaingariSeba for­
muliT: 

kapitalizaciis done  = wliuri qira/ uZravi 
qonebis fasi

mocemuli maCvenebeli uZravi qonebis mflo­
belisaTvis Tavisi kapitalis is procentuli 
wilia, romelsac wlis bolos moelis. uZravi 
qonebis SeZenisas kapitalizaciis maRali donis 
qoneba ufro metad Rirebulia.

kapitalizaciis maCvenebeli Sedarebis saSu­
alebas iZleva maSin, roca saubaria fulis sar­
fian investirebaze. Semosavlis miRebisaTvis in­
vestireba SesaZlebelia uZrav qonebaSi, bankSi 
depozitze da biznesSi. uZravi qonebis gaqirave­
bidan Semosavals misi kapitalizaciis done gan­
sazRravs, bankis depozitze _ procenti, bi­

znesis SemTxvevaSi ki – mogebidan dividendi. 
uZravi qonebis mflobelebi ori saxis Semosav­
alze akeTeben gaTvlas: gaqiravebidan miRebul 
Tanxaze an maTi aqtivis sabazro Rirebulebis 
zrdaze.

uZravi qonebis mflobelebs ar ainteresebT 
Semosavlis warmomSobi obieqtis nairsaxeoba: 
esaa vakeSi komerciuli farTi Tu aeroportSi 
sawyobi. roca aucilebelia SesaZloa gayidon 
kidec maTi uZravi qoneba da, ufro meti mogebis 
miRebis mizniT, fuli bankSi depozitze ganaTa­
vson an raime kompaniis wili iyidon. 

saqarTvelos erovnuli bankis finansuri 
stabilurobis 2013 wlis angariSSi mocemulia 
Tbilisis binebis kapitalizaciis donis korol­
acia komerciuli bankebis depozitebis procen­
tebTan an kompaniebis dividendebTan mimarTe­
baSi. migvaCnia, rom maTTan sacxovrebeli binis 
kapitalizaciis donis pirdapiri Sedareba ara­
marTebulia, radgan gasaTvaliswinebelia riskis 
faqtori da uZravi qonebis sabazro Rirebuleb­
is mosalodneli cvlilebebi.

uZravi qonebis fasebis cvlilebaze 
moqmedi faqtorebi

saqarTvelos erovnuli bankis monacemebiT, 
2003 wlidan TbilisSi kapitalizaciis done 9%-
de Semcirda da gauTanabrda komerciul banke­
bSi depozitebis procentebs. 

uZravi qonebis Sefasebisas didi mniSvneloba 
aqvs momxmareblebis damokidebulebas. Tu isini 
uZrav qonebaSi investirebas sarisko investici­
ad Seafaseben, maSin uZravi qonebis fasebi Sem­
cirdeba, da piriqiT, Tu mas sarfian investici­
ad miiCneven, bazarze moTxovnis gazrdis gamo, 
fasebi gaizrdeba. uZravi qonebis Sefasebisas, 
aseve mniSvnelovania misi grZelvadianoba da 
aralikviduroba sabanko depozitebTan Sedare­
biT. samive faqtori safaso cvlilebebs samoma­
vlod naklebad prognozirebads xdis. 

riskebis Sefasebaze moqmedebs arara­
cionaluri, fsiqologiuri da socialuri 
faqtorebic. Sesabamisad, momxmareblebi Tu 
gadawyvetilebebs am faqtorebis gauTvaliswine­
blad miiReben, SesaZloa uZravi qonebis fasebi 
arastabiluri gaxdes da, sabolood, Sesabamisi 
bazari dazaraldes. 

uZravi qonebis momxmareblebi sacxovrebeli 
farTis SeZenisas ZiriTadad yuradRebas amax­
vileben arsebul da samomavlo fasebs Soris 
sxvaobaze, rogorc sainvesticio Semosavalze. 
amitom uZravi qonebis gaqiravebidan miRebuli 
Semosavali SedarebiT ukana planze gadadis, 
rac mocemuli bazris pasiurad ganviTarebas ga­
napirobebs.

bankebisa da developeruli kompaniebis Se­
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Tanxmebuli moqmedebebis Sedegad TbilisSi 
mosaxleobis saSualo fenisaTvis uZravi qoneb­
is SeZena sabanko kreditiT gaxda SesaZlebeli. 
momxmareblebi bankebidan aRebuli ipoTekuri 
sesxebiT faraven SeZenili qonebis umetes Rire­
bulebas. am operaciiT samive mxare sargeblobs: 
bankebis daxmarebiT developerebi garantirebu­
lad iReben Tanxebs, ipoTekuri sesxis gacemiT _ 
bankebi procents, xolo momxmareblebi _ uZrav 
qonebas. aseTi sarfiani ekonomikuri urTier­
Tobis gareSe SeuZlebeli iqneboda mocemuli 
segmentisaTvis uZrav qonebaSi Tanxebis inve­
stireba.

am gadawyvetilebaSi risk-faqtoria mxolod 
is, rom bankebisa Tu sxva safinanso instituteb­
is finansuri maragebi SezRudulia, ramac Sesa­
Zloa kreditis vada Seamciros da momxmareblis 
yovelTviuri gadasaxadi gazardos.

bolo periodSi gamoikveTa aseTi tendenciac: 
developerulma kompaniebma mSeneblobis dawye­
bamde gayides asaSenebeli uZravi qoneba, rac 
iTvaliswinebda, rom minimaluri investicie­
biTa da momxmareblebis TanxebiT mSenebloba 
damTavrebuliyo. mravalma developerulma kom­
paniam vadis gadacilebis an/da sxva mizezebis 
gamo, mSenebloba ver daamTavra da gakotrda 
kidec. es varianti ar aRmoCnda sarfianad sain­
vesticio, Tumca winaswarma gayidvebma sareal­
izacio fasi Seamcira da saSualo fenis momx­
mareblebs SesaZlebloba misca SedarebiT iafad 
eyidaT maSindeli „carieli haeri“, im imediT, 
rom mSeneblobis dasrulebis Semdeg am uZravi 
qonebis Rirebuleba mniSvnelovnad gaizrdebo­
da.

daskvna

q. TbilisSi uZravi qonebis bazari arasta­
biluria da Tanxebis investireba mniSvnelovan 
riskebTanaa dakavSirebuli.
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