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uZravi qonebis Sefasebis dasavluri meTodebis adaptireba 
saqarTvelos pirobebisaTvis 

 
SoTa gujabiZe _ stu-s doqtoranti 

 
reziume 

 
socialisturi sistemis ngrevisa da 

damoukidebel saxelmwifod Camoyalibebis 
Semdeg saqarTveloSi uZravi qonebis baz-
ris sakanonmdeblo da sagadasaxado regu-
laciebs saTanado yuradReba ar eqceoda 
da bazaric spontanurad yalibdeboda. ar 
xdeboda da ar xdeba uZravi qonebis bazris 
mecnierul domeze Seswavla da swavleba, 
ris gamoc bazarze Sesabamisi specialis-
tebis naklebobaa. mMiuxedavad garkveuli 
gadadgmuli nabijebisa am mimarTulebiT, 
uZravi qonebis bazarze ar arsebobs daxve-
wili sakanonmdeblo sistema, romelic 
daaaregulirebda uZravi qonebis Sefasebis 
standartebs. Bazarze Sesabamisi kadrebis 
naklebobis gamo uZravi qonebis Sefaseba 
xdeba ara kompetenturi specialistebis 
mier, rac aferxebs savaWro urTierTobebs 
aRniSnul bazarze da xels uSlis mis Semd-
gom ganviTarebas. aRniSnuli sakiTxis 
kvlevis procesSi, Cveni mizania movaxdi-
noT uZravi qonebis Sefasebis dasavluri 
meTodebis maqsimalurad morgeba da adap-
tireba saqarTvelos pirobebisaTvis. sa-
qarTvelos uZravi qonebis bazaars gaaCnia 
specifikuri Taviseburebebi, risi gaTva-
liswinebac unda moxdes Sefasebis pro-
cesSi. erT-erTi amocanaa SemuSavdes uZ-
ravi qonebis Sefasebis erTiani formatis 
URAR-is (Universal Residential Appraisal Raport) 
qarTul bazarze morgebuli versia. xsene-
buli Sefasebis formatis gamoyeneba mkve-
Trad gaaumjobesebs arsebul situacia am 
mimarTulebiT, radgan URAR-i maqsimalu-
rad obieqturia standartuli Sefasebis 
dros da ganviTarebuli ekonomikis mqone 
qveynebSi gamoiyeneba umetes SemTxvevebSi 
uZravi qonebiT vaWrobisas. 

 
sakvanZo sityvebi: uZravi qonebis baza-

ri; qonebis Sefasebis meTodebi; faswarmo-
qmnis meqanizmebi; Sefasebis kriteriumebi. 
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Conditions of Georgia 
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Summary 

   After socialist systems demolition and formation 
as an independent country in Georgia legal and tax 
regulations of real estate market were not paid a 
proper attention and the market has evolved 
spontaneously. There was no scientific study of real 
estate market and teaching in this direction too and 
appropriate of this there’s lack of specialists in that 
field. Despite some steps in this direction, on Georgian 
real estate market there is no refined legal system that 
would regulate the real estate appraisal standards. 
Due to lack of the relevant specialists on real estate 
market, appraisal is being performed by incompetent 
staff, this action inhibits trade relations on the market 
and hinders its further development. In the research 
process of mentioned issue, our goal is to manage the 
adjustment and adaptation of real estate Western 
appraisal methods to Georgian market conditions. 
Georgian real estate market has specific 
characteristics, which should be taken into account in 
the appraisal process. One of the tasks is to develop 
real estate appraisal unified format – URAR 
(Universal Residential Appraisal Rapport) adjusted 
version for Georgian market. Using mentioned format 
of appraisal will dramatically improve situation in this 
field as the URAR is the most objective method in 
standard cases of appraisal and been used  mostly on 
the real estate trade market.  

 
kavkasiis regionis qveynebi, iseve ro-

gorc am regionis centraluri saxelmwifo 
– saqarTvelo gegmiuri ekonomikidan sa-
bazro ekonomikaze gardamaval etapzea. 
qveyana mdgradi ekonomikuri ganviTarebis 
gzaze dgas. cota xnis win saqarTvelom 
xeli moawera evrokavSirTan asocirebis 
xelSekrulebas. evrokavSiri da saqarTve-
lo CarTuli arian ambiciur proeqtSi, ro-
melic `Rrma da yovlismomcveli savaWro 
sivrcis~ (DCFTA) Seqmnas isaxavs miznad. un-
da aRmoifxvras `sazRvris miRma~ arsebuli 
dabrkolebebi, riTac saqarTvelosTvis ga-
ixsneba da gafarTovdeba evrokavSiris Si-
da bazari. bazarze daSvebis dabrkolebaTa 
ormxrivi da etapobrivi moxsna DCFTA-s 
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gegmis Sesabamisad unda moxdes. uZrav qo-
nebas, rogorc erT-erT yvelaze Rirebul 
aqtivs da msxvil rgols msoflio vaWro-
baSi didi adgili ukavia, rogorc qveynis 
ekonomikis aseve qveynebs Soris vaWrobis 
ganviTarebaSi. saqarTvelosa da evrokav-
Siris mier DCFTA-s Seqmnis farglebSi 
gaTvaliswinebuli sagadasaxado da saka-
nonmdeblo regulaciebi aucilebelia ev-
rokvSiris bazarTan daaxloebisaTvis da 
sabolood masze SesvlisaTvis. amisaTvis 
Cven rac SeiZleba kargad unda Seviswav-
loT DCFTA-s Seqmnis proeqtiT gaTvalis-
winebuli regulaciebi da xeli SevuwyoT 
maTi saqarTvelos sinamdvileSi adapta-
ciisa da harmonizaciis procesebis sworad 
warmarTvas, raTa saqarTvelom droulad 
SesZlos evrokavSiris bazarze Sesvla.  

Cveni Seswavlisa da kvlevis sagani uZ-
ravi qonebis bazari da uZravi qonebis Se-
fasebisa da marTvis meTodebia. saqarTve-
los uZravi qonebis bazarze iseve rogorc 
zogadad kavkasiis regionSi amJamad metad 
sakamaTo situaciaa. Socialusturi siste-
mis ngrevam da damoukidebel saxelmwifod 
Camoyalibebam post sabWoTa qveynebSi sxva 
mraval cvlilebasTan erTad moitana ker-
Zo da daculi sakuTreba, ramac uZravi qo-
nebis bazris Seqmnasa da vaWrobis ganviTa-
rebas Seuwyo xeli. 2000 wlidan iwyeba 
SedarebiT stabiluri ekonomikuri winsvla 
rac gaxda erT-erTi winapiroba uZravi qo-
nebis bazris ganviTarebisa da gaZlierebis. 
amJamad uZravi qonebis bazaars erT-erTi 
umniSvnelovanesi adgili uWiravs saqarT-
velos ekonomikaSi da swrafi tempebiT vi-
Tardeba. 2006 wlidan bazari veRar akmayo-
filebda arsebul moTxovnas ramac samSe-
neblo kompaniebis momravleba ganapiroba 
da daiwyo axali uZravi qonebebis didi 
raodenobiT Seqmna. saqarTveloSi uZravi 
qonebis bazars ganviTarebis didi pers-
peqtiva aqvs da metad momgebiania arsebul 
realobaSic ki, magram bazris ganviTarebas 
sagrZnoblad aferxebs is faqti, rom sa-
qarTveloSi am mxriv sakanonmdeblo da sa-
gadasaxado regulaciebi ar aris srulyo-
fili da mniSvnelovnad gansxvavdeba ev-
ropulisgan, radgan am sakiTxs wlebis man-
Zilze saTanado yuradReba ar eqceoda da 
yalibdeboda spontanurad. saqarTveloSi 
ar xdeba uZravi qonebis fasebis dinamikis 

Rrma da safuZvliani kvleva, amis gamo ar 
aris wvdoma realur monacemebze, ver 
xerxdeba qonebis obieqturad Sefaseba da 
ferxdeba sabazro urTierTobebi. bazris 
ganviTarebas aferxebs isic, rom qveyanas 
ar yavs Sesabamisi specialistebi am sfero-
Si. Ara xdeba am sferos samecniero doneze 
Seswavla da swavleba, rac ganapirobebs 
bazarze TviTnaswavli, ara kompetenturi 
Semfaseblebisa da movaWreebis operirebas 
da zrdis spekulaciuri garigebebis, Sefa-
sebisas mikerZove-bulobis da araobieqtu-
ri gadawyvetilebis miRebis albaTobas. da 
rac mTvaria – miuxedavad imisa, rom sa-
qarTvelom ukve moawera xeli evrokavSir-
Tan asocirebis xelSekrulebas, aRniSnuli 
sakiTxebis mogvarebis gareSe ver moxerx-
deba misi evrokavSiris ojaxSi srul-faso-
van wevrad miReba.  

rac Seexeba calkeuli uZravi qonebis 
Sefasebis meqanizmebs, saqarTveloSi dRes 
uZravi qonebis Sefaseba ZiriTadad Seda-
rebis meTodis gamoyenebiT tardeba, rom-
lis drosac Sesadarebeli obieqtebis Ser-
Ceva arasruli damTxveviT keTdeba da sa-
bazro fasis gansazRvra Zalian mwiri pa-
rametrebis mixedviT xdeba. Sedarebis me-
Todis gamoyenebis dros Sesadarebel obi-
eqts iReben sagazeTo an internet gancxa-
debebidan, sadac gamyidvelisTvis sasur-
veli fasebia miTiTebuli da ara realurad 
realizaciis Rirebuleba. zog SedarebiT 
win waweul saagentoebsa da auditorul 
kompaniebSi xdeba aseTi gancxadebebidan 
aRebuli fasebis koreqtireba miTiTebul 
Rirebulebaze 20%-is gamoklebiT. amis mo-
tivi Semdegia – keTdeba daSveba rom gam-
yidveli swored am odenobis fasnamats gaa-
keTebda gancxadebaze, gayidvis procesSi 
vaWrobisas Tanxis dasaklebad. Miuxedavad 
imisa rom am logikas aqvs arsbobis ufleba 
es daSveba asaxavs sabazro urTierTobebis 
mxolod erT-erTi ganviTarebis SesaZlo 
variants. igive logikiT gamyidvels saC-
qaroobidan an sxva arsebTi mizezebidan ga-
momdinare SeiZleba miTiTebuli hqondes 
radikalurad gansxvavebuli (naklebi) fasi. 
amitom am midgomis gamoyeneba dauSvebelia 
da Sesadarebeli obieqtebis moZieba unda 
xdebodes sajaro reestris bazaSi ukve 
registrirebuli yidva-gayidvis tranzaq-
ciebis safuZvelze. uZravi qonebis Sefase-
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bisas aseve gamoiyeneba meTodebi: danaxar-
jebis mixedviT da Semosavlebis mixedviT 
midgoma. danaxarjebis mixedviT midgoma 
gulisxmobs miwis SeZenis fass damatebuli 
masze arsebuli nagebobis aSenebis, gaumjo-
besebisa da aRWurvis Rirebulebebs gamok-
lebuli yvelanairi cveTa. es meTodi ar 
asaxavs obieqtis sabazro Rirebulebas da 
gamoiyeneba umetesad komerciuli an spe-
cialuri garigebebis dros. Rac Seexeba 
Sefasebas Semosavlebis mixedviT – es meTo-
di gulisxmobs uZravi qonebidan momavali 
potenciuri Semosavlebis Rirebulebal 
mimdinare mdgomareobis mixedviT, Tumca 
rogor unda ganisazRvros Semosavlis ode-
noba Tu ar moxdeba sabazro Rirebulebis 
obieqturi Sefaseba realur droSi. Sesaba-
misad am meTodiT Sefaseba damokidebulia 
pirvel rigSi isev sabazro fasiT, anu 
obieqtis Sedarebis meTodiT Sefasebis 
obieqturobaze. 

aseve unda aRiniSnos rom kompaniebi, 
romlebic uZravi qonebis Sefasebas axde-
nen, TavianT daskvnaSi weren, rom Sefasebis 
dros igulisxmeboda raime faqtorebis ar 
arseboba, romlebsac SeeZloT gavlena 
moexdinaT Sesafasebeli obieqtis Rirebu-
lebaze, da Semfasebeli pasuxismgeblobas 
ixsnis msgavsi faqtorebis aRmoCenisagan. 
Cven vTvliT rom uZravi qonebis Sefasebi-
sas, Semfaseblis mier gaTvaliswinebuli 
unda iyos yvela moqmedi ekonomikuri da 
fizikuri faqtori.  

uZravi qonebis Sefasebisadmi aseTi 
midgomebiT, Sefasebis dros Sesadarebeli 
da gasaTvaliswinebeli parametrebis ar 
codnisa Tu ugulvebelyofis gamo Sefase-
bis Sedegebi xSirad SeiZleba ar asaxavdes 
qonebis realur Rirebulebas da iyos obi-
eqturobas moklebuli. amis mizezi ZiriTa-
dad Semfaseblebis kompetenciazea damoki-
debuli. saukeTeso SemTxvevaSi Sefasebas 
licenzirebuli auditori, xolo uares 
SemTxvevaSi Sesabamisi ganaTlebis ar mqone, 
praqtikosi makleri gaakeTebs. ra Tqma 
unda aditorebis saqmianobas ar vakninebT 
da arc maT kompetenciaSi Segvaqvs eWvi, 
magram vTvliT, rom maT ar gaaCniaT uSua-
lod uZravi qonebis safuZvliani codna da 
arc saswavlo dawesebulebebSi sadac audi-
torebi gadian swavlebas iswavleba uZravi 
qonebis Sefaseba rogorc calkeuli sagani. 

saqarTvelos kanonSi auditoruli saqmia-
nobis Sesaxeb detaluradaa gansazRvruli 
auditorTa saqmianobis sfero, magram 
araferia naxsenebi konkretulad uZravi 
qonebis Sefasebaze, Cven vTvliT rom am 
sapasuxismgeblo da delikaturi saqmiano-
bis auditorebze mikuTvneba arakoreqtu-
lia. uZravi qonebis Sefasebas calsaxad 
unda uZRvebodes Sesabamisi ganaTlebis 
mqone specialisti, romlis saqmianobac un-
da iyos licenzirebadi. 

aqve unda aRiniSnos saxelmwifos roli, 
romelmac unda moaxdinos Sesabamisi re-
gulaciebisa Tu normatiuli aqtebisa da 
standartebis damkvirdeba, radgan am sfe-
roSi ar arsebobs koreqtuli momawesri-
gebeli kanonmdebloba. arsebuli kanonm-
deblobiT serTificirebuli Semfaseblis 
daskvna savaldebuloa mxolod saxelmwi-
fo qonebis Sefasebisas, rac gansazRvru-
lia saqarTvelos kanoniT ”saxelmwifo qo-
nebis Sesaxeb”. Ekonomikisa da mdgradi 
ganviTarebis saministros bazaze arsebobs 
`SemfasebelTa da eqspertTa profesiuli 
ganviTarebis centris serTifikaciis or-
gano” romlis bazaSic 2008 wlidan dRemde 
mxolod asamde serTificirebuli Semfase-
beli iricxeba, da miuxedavad am mimarTu-
lebiT gadadgmuli garkveuli nabijebisa, 
maTi swavleba da Sefasebis meTodebi araa 
srulyofili da saqarTvelos uZravi qo-
nebis bazris realobaze maqsimalurad mor-
gebuli. 

Cveni kvlevebis Sedegad pirvelad sa-
qarTveloSi miviRebT realur Sedegebs, 
rac aucilebelia uZravi qonebis bazris 
evropul bazarTan daaxlovebisa da sabo-
lood masze SesvlisaTvis. kvlevis pro-
cesSi, bazarze uZravi qonebis tipebis mi-
xedviT, fasebis dasadgenad Cven viyenebT 

statistikuri analizis meTods, erovnuli 
reestris, saxelmwifos statistikuri de-
partamentisa da Tbilisis meriis mier mo-
wodebul informaciaze dayrdnobiT. es sa-
Sualebas mogvcems obieqturad avsaxoT 
bazarze fasebis mdgomareoba realur 
droSi. rac Seexeba uZravi qonebis deta-
luri Sefasebisa da fasebis cvalebadobis 

prognozirebisaTvis, amisaTvis saqarTve-
los teqnikuri universitetis ekonomikis 
kaTedraze arsebuli `ekonomikuri proce-
sebis modelirebis laboratoriis” bazaze 
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(farglebSi) igegmeba uZravi qonebis bazris 
kompiuteruli modelis Seqmna. kompiute-
ruli modelireba saSualebas mogvcems 
maqsimalurad dazustebuli da amomwuravi 
informacia miviRoT bazris mdgomareo-
baze, nebismier segmentSi. aseve mogvcems 
saSualebas vawarmooT uZravi qonebis Se-
faseba yvela im parametris gavaliswinebiT 
rasac SeuZlia fasis cvalebadobaze gavle-
nis moxdena. 

Cvens kvlevaSi erT-erTi umniSvnelo-
vanesi sakiTxi uZravi qonebis calkeuli 
obieqtis Sefasebis meTodia. ganviTarebu-
li ekonomikis mqone qveynebSi gamoiyeneba 
e.w. wodebuli URAR-is (UUniversal Residential 
Appraisal Raport) sacxovreblis universalu-
ri Sefasebis forma, romelSic detalura-
daa CamoTvlili uZravi qonebisa da masze 
Sesadarebeli obieqtebis yvela angariSga-
sawevi parametric. URAR-is mixedviT uZra-
vi qonebis Sefasebis meqanizmi mraval faq-
torzea damokidebuli da kompleqsurad 
iTvaliswinebs obieqtis lokacias, urbanu-
li ganviTarebis dones, mimdebare terito-
riis ganviTarebis temps, fasebis zrdisa 
Tu vardnis tendencias obieqtis siaxlo-
ves, moTxovna-miwodebis balanss mimdebare 
teritoriaze, angariSsworebis formas, 
xmauris da aqtivobis dones, sakanalizacio 
da sayofacxovrebo narCenebis marTvis or-
ganizebas, obieqtis eqspluataciis vadas, 
Senobis fundamentis tips da mdgradobas, 
gadaxurvis tips, gamoyenebul da eqste-
rieris mosapirkeTebel masalebs, obieqtis 
cveTis dones, samezoblos socialur sta-
tuss, xanZarsawinaaRmdego usafrTxoebas, 

Senobis energo efeqturobas, obieqtis 
inovaciur teqnologiur serviss (gaTboba-

ventilaciis avtomatizirebuli sistemebi, 
saojaxo teqnikisa da el.mowyobilobebis 
distanciuri marTva) da sxva mraval faq-
tors.  

saqarTveloSi uZravi qonebis Sefaseba, 
rogorc zemoR aRvniSneT, xdeba bevri 
faqtoris ugulvebelyofiT da umetesad 
Semfaseblis subieqtur azrsa Tu gamocdi-
lebas efuZneba. evrokavSiris uZravi qone-
bis bazarze moqmedi operatorebis gamoc-
dilebis ar gaziarebis gamo SeuZlebeli 
xdeba fasebis obieqturad Sefaseba da maTi 
cvalebadobis prognozireba, rogorc gr-
Zel – ise moklevadian perspeqtivaSi. Sem-
faseblis subieqturi mosazreba gamoi-
yeneba URAR-is farglebSic, magram bevrad 
daxvewili saxiT, Semfaseblis daskvna dar-
Tulia URAR-Sic, mxolod im gansxvavbiT, 
rom Sefasebis sxva mraval parameters 
Soris daskvna ikavebs URAR-is saerTo mo-
culobis mxolod 10%-s. aseTi midgoma maq-
simalurad amcirebs adamianur faqtors 
Sefasebisas da minimumamde dahyavs miker-
Zovebulobis albaToba. teqstze darTu-

lia URAR-is qarTulad Sesrulebuli ver-
siis samuSao varianti (magaliTisaTvis), 
romlis daxvewasa da bazarze morgebisT-
visac aqtiurad vmuSaobT. 
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