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reziume

dResdReobiT saqarTveloSi, praqtikulad 
ar arsebobs erTiani sistema da sakanonmdeb-
lo baza, rac daaregulirebda hidroteqniku-
ri samdinaro nagebobebis Sefasebis meTodebs, 
agreTve nebismieri aseTi nagebobis rogorc 
mSeneblobis, aseve eqpluataciis process, rac 
uaryofiTad aisaxeba qveynis Semosavlebze, biu-
jetze, ekonomikasa da ekologiaze. aRniSnuli 
problemis mogvareba prioritetuli unda iyos 
saqarTvelosTvis, rac Cvens ekonomikas mniS-
vnelovnad ganaviTarebs. 

sakvanZo sityvebi: uZravi qoneba, uZravi 
qonebis Sefaseba, samdinareo nagebobebi,

hidroteqnikuri nagebobebi, kaSxalebi da 
dambebi.

PROBLEMS OF REAL ESTATE - RIVER 
BUILDINGS ASSESSMENT

RESUME

Today, there is practically no general system and le-
gal framework in Georgia that regulates the methods of 
assessing river hydro technical structures, as well as their 
construction, the exploitation process, which negatively af-
fects the revenues, budget, economy and ecology of Geor-
gia. The solution of the above-mentioned problem should 
become a priority for Georgia, which will bring significant 
development to the Georgian economy.

keywords: Real Estate, property valuation, river struc-
tures, hydraulic structures, dams and dams.

*   *   *   *
samdinaro nagebobebis Sefasebis problemebi 

Cveni qveynisaTvis aqtualuria, vinaidan saqarT-
velos kanonomdeblobaSi ar arsebobs Sesabamisi 
normatiuli aqtebi, romelic daaregulireb-
da hidroteqnikuri nagebobebis mSeneblobisa 
da eqslpluataciis procesebs, ramac SeiZleba 
saqarTvelos ekonomikasa da mosaxleobas didi 
ziani miayenos. saqarTveloSi “upatronod” 
darCenili hidroteqnikuri nagebobebi (kaSxle-
bi, gvirabebi, dambebi da a. S.), romelzec pasux-
ismgebeli piri ar arsebobs, sxvadasxva bune-
brivma movlenebma da stiqiam (mag. gazafxulze 
wyaldidobam) SeiZleba daazianos da qvevanas 
miayenos didi ekonomikuri da ekologiuri zara-
li. hesebis mSeneblobis dros, didi ziani adgeba 

rogorc miwebs aseve irgvliv myof tyeebs, sa-
soflo sameurneo daniSnulebis nakveTebs da 
mTlianad garemos, rac cvlis adgilobriv eko-
sistemas da Sesabamisad es moqmedebs ekonomikasa 
da mosaxleobaze.

uZravi qonebis bazari erT-erTi umniSvnelo-
vanesi aspeqtia qveynis ekonomikuri aRmavlobis 
saqmeSi. erTi mxriv, uZravi qonebis kargad gan-
viTarebuli bazari ganapirobebs mimzidvel sa-
investicio garemos, meore mxris ki, finansebTan 
urTierTdamokidebulebis xarjze qveynis biu-
jetis Sevsebis wyaroa. unda, aRvniSnoT, rom 
saqarTveloSi uamrav mdinareze arsebobs sam-
dinaro nageboba, romelic realurad ar aris Se-
fasebuli.

saqarTvelos bunebiv simdidreebs Soris, 
pirveloba wyalsa da wyalTan dakavSirebul 
resursebs ekuTvnis. saqarTvelo hidroenerge-
tikuli potencialiT (mdinareebi, tbebi, wyal-
sacavebi, myinvarebi, miwisqveSa wylebi, Waobebi) 
misis farTobis gaTvaliswinebiT msoflioSi 
erT-erT pirvel adgilzea. saqarTvelos ter-
itoriaze daTvlilia 26 060 mdinare, romelTa 
saerTo sigrZea daaxloebiT 58 987 kilometri. 
saqarTvelos mtknari wylis saerTo maragi, ro-
melic Sedgeba myinvarebis, tbebisa da wyalsa-
cavebis wylis maragebisagan, Seadgens 95 km3-s. 

hesebis garda, saqarTvelos mdinareebze aSen-
ebulia uamravi hidroteqnikuri nageboba, maT 
Soris dambebi, kaSxlebi, gvirabebi, arxebi da ase 
Semdeg. aseve miwa, romelzec aris ganlagebuli 
zemoT aRniSnuli nagebobebi. es yvelaferi er-
Tad warmoadgens qveynis uZravi qonebis nawils. 

uZravi qoneba---msoflios yvela qveynis 
erovnuli simdidris Semadgeneli nawilia. ram-
denadac maRali ar unda iyos ama Tu im qveynis 
industriuli da inteleqtualuri ganviTare-
bis done, miwa yvelgan da yovelTvis Seadgens 
erovnuli simdidris yvelaze wonad nawils. 
msoflios simdidris 50%-ze meti mTlianad uZ-
ravi qonebis wilad modis. amasTan, uZravi qone-
ba, gamodis ra mniSvnelovani ekonomikuri re-
sursis saxiT, TamaSobs nebismieri sazogadoebis 
ekonomikuri da sociokulturul cxovrebaSi 
gansakuTrebul rols yvela im garemoSi, sadac 
adamiani axorcielebs nebismier saqmianobas. 

uZravi qonebis bazari, rogorc sabazro urT-
ierTobis gansakuTrebuli sfero, warmoadgens 
saqarTvelos ekonomikuri sistemis erT-erT 
mniSvnelovan Semadgenels, romelic efuZneba 
kerZo sakuTrebisa SeZenas da sabazro meqanizme-
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bis TviTregulirebas, ekonomikis funqcionire-
basa da ganviTarebas. uZravi qonebis bazris Cam-
oyalibebasTan erTad Seiqmna samewarmeo da pro-
fesionaluri saqmianobis gansakuTrebuli sfe-
ro – saqmianoba uZrav qonebasTan dakavSirebul 
sakiTxebze, sabazro brunvaSi moziduli uZravi 
qonebis obieqtebis wris gafarToeba, uZravi 
qonebis bazarze Sesrulebuli operaciebis speq-
tris garTuleba, am operaciebis SesrulebiT 
samewarmeo aqtivobebis axali saxeebis gamoCe-
na - yvelaferi es mowmobs, rom uZravi qonebis 
saqarTvelos bazari gadadis Tavisi struqtur-
is formirebis axal safexurze – bazris ganvi-
Tarebis safexurze. es ukanaskneli ki damaxasi-
aTebelia Camoyalibebuli sabazro ekonomikis 
qveynebisaTvis. 

ganviTarebuli bazris formirebis etapze 
sruliad bunebrivad warmoiSoba uZravi qonebis 
bazris funqcionirebisa da ganviTarebis kanon-
zomierebebis, faqtorebis kompleqsuri cod-
nis moTxovnileba, romlebis gansazRvraven am 
bazarze moTxovnas da SeTavazebas, investire-
bis problemebs, dafinansebas, uZravi qonebis 
gadasaxadiT dabegvras, uZravi qonebis marTvis 
meTodebs da a.S.

uZravi qonebis Sefaseba – uZravi qonebis 
bazarze profesionaluri saqmianobis gansa-
kuTrebuli sferoa da amave dros uZrav qonebas-
Tan praqtikulad dakavSirebuli nebismieri op-
eraciis aucilebeli elementi, iqneba igi uZravi 
qonebis obieqtis yidva-gayidva Tu ijariT gad-
acema. Sefaseba aucilebelia uZravi qonebis obi-
eqtebis rekonstruqciisa Tu mSeneblobis pro-
eqtebis realizaciis Sesaxeb gadawyvetilebebis 
miRebisas, samewarmeo sazogadoebis sawesdebo 
kapitalSi uZravi qonebis obieqtebis Setanisas, 
uZravi qonebis obieqtebis gamosyidvisas da a.S.

termini “uZravi qoneba” damuSavebuli iqna 
jer kidev Zveli romis samarTalSi. Tuki moZrav 
qonebas miekuTvneboda yvela nivTi, romelTa 
gadaadgileba sivrceSi SesaZlebeli iyo, uZravi 
qoneba – es iyo, upirveles yovlisa miwa, miuxe-
davad misi mdgomareobisa damuSavebuli iqnebo-
da Tu ara da yvelaferi is, rac ganuyofelad da-
kavSirebulia masTan. 

amerikul kanonmdeblobaSi uZravi qoneba – 
es aris miwis nakveTi da sxva bunebrici wiaRi-
seuli, aseve yovelgvari sxva nivTebi, romlebic 
myuaradaa dakavSirebuli miwis nakveTebTan da 
SeuZlebeli misgan mocileba (Senobebi, samdina-
ro nagebobebi, qarxnebi da misT.) garda nakveTis 
gansazRvruli monakveTisa, uZrav qonebas Sead-
gens am teritoriaze arsebuli sahaero sivrce 
da wyali, agreTve miwisqveSa bunebrivi resurse-
bi e.i. uZrav qonebas aqvs sami done da moicavs 
saxmeleTo zedapirs, mis qvemoT da zemoT arse-

bul sivrces (da moicavs, amasTan wylis, sakanal-
izacio da gaTbobis sistemebs) yvelaferi rac 
aRmarTulia miwaze, mis zemoT da qvemoT, iqceva 
uZrav qonebad. UZravi qonebis nebismieri aseTi 
done SesaZloa gaiyidos an iqnes SeZenili sxve-
bisgan damoukideblad. dawyebuli miwis zeda-
piridan, gadakveTili dedamiwis zedapirze kon-
turis monakveTiT da mis birTvamde gadaWimuli, 
uZravi qonebis konusi dedamiwis centrSi wvero-
Si warmoSobs uflebaTa erTobliobas, romelic 
SeiZleba ekuTvnodes fizikur pirs, fizikur 
pirTa jgufs, iuridiul pirs, saxelmwifos. 

ucxour literaturaSi adgili aqvs “uZravi 
nivTebis, uZravi qonebis” (real estate) da “uZravi 
qonebis sakuTrebis” (real property) cnebebad day-
ofas. amasTan, pirveli Seadgens materialurad, 
fizikurad xelSesaxebi uZravi qonebis cnebis 
arss, rogorc yvela subieqtis qonebrivi ufle-
bebis erTobliobas (pakets), romelTac mocemul 
nivTebTan aqvT urTierToba. amasTan material-
uri Semadgenlobis arsSi Sedis: miwis nakveTebi, 
wiaRiseuli, gancalkevebuli wylis obieqtebi, 
tyeebi, mravalwliani nargaobebi, Senobebi, nage-
bobebi, sainJinro komunikaciebi, anu yvelaferi 
is, rac myaradaa dakavSirebuli miwasTan da ro-
melTa gadaadgileba SeuZlebelia. e.i. uZravi 
qoneba (fizikurad fizikurad gadauadgilebe-
li) warmogvidgeba ori komponentis saxiT.” miwe-
bo (land) da “gaumjobesebebi” (on-site improvement)

fizikur aspeqtSi sxvadasxva saxis aRricxvis 
miznebisaTvis (sakadastro, sainventarizacio 
da sxva) da SeswavlisaTvis (Sefaseba, marTva da 
sxva) cneba “uZravi qoneba” uSvebs terminis uZ-
ravi qonebis obieqtebis gamoyenebas, romelic 
tradiciulad gaigeba rogorc miwia nakveTisa 
da misi gaumjobesebebis erToblioba. miwis na-
kveTis gaumjobesebebi ewodeba yovelive imas, 
rac ganuyofladaa dakavSirebuli miwis nakveT-
Tan, rac Seqmnilia adamianis xeliT da rasac das-
Wirda adamianis Sromis gamoyeneba da daxarju-
li resursebis dabandeba. 

Gaumjobesebebs miekuTvneba sxvadasxva dan-
iSnulebis Senobebi, nagebobebi da samdinaro 
nagebobebi yovelive imasTan erTad rac aucile-
belia uZravi nivTebis funqcionirebisaTvis 
mTlianobaSi, konkretulad misi gamoyenebado-
bis Sesabamisad, agreTve adamianis mier miwis 
nakveTis farglebSi niadagis fenis damuSave-
ba. amasTan TeoriaSi miRebulia, rom sakuTriv 
gaumjobeseba ar SeiZleba iyos ganxiluli, ro-
gorc uZravi qonebis obieqti calke miwis na-
kveTidan, ramdenadac rCeba rogorc uZravi 
qoneba da axorcielebs Tavis daniSnulebas mx-
olod im pirobebSi da im dros, roca myaradaa 
dakavSirebuli miwasTan. magram uZravi qonebis 
obieqtis miznebisaTvis es aris uZravi qoneba, 
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romelmac gaiara saxelmwifo registracia ro-
gorc erTianma obieqtma. saxeldobr, amisaTvis 
warmoiSva iseTI “uZrtavi qonebis obieqtebi” (da, 
Sesabamisad, maTi bazrebic), rogoricaa binebi, 
oTaxebi da CaSenebuli saTavsoebi. amxanagobebis 
sistemis ganviTareba TandaTanobiT aRmofxvris 
am cnebiT “kazuss” da uZravi qonebis yovel obi-
eqts rogoradac es dasaSvebicaa, Tavis Semad-
genlobaSi eqneba esa Tu is miwis nakveTi an misi 
wili. 

uZravi qonebis Sefasebis sami meTodi (mid-
goma) arsebobs:

1.xarjviT midgoma uZravi qomebis Sefaseba-
Si upirveles yovlisa, unda gavecnoT xarjviTi 
modgomis arss, mis adgils SefasebiT praqtikaSi, 
misi gamoyenebis sferos da SezRudvebs sarge-
blobaSi xarjviT midgoma (The Cost Approach) war-
moadgens erT-erTs sami ZiriTadi midgomidan 
uZravi qonebis SefasebaSi. xarjviTi midgomis 
gamoyenebisas uZravi qonebis Rirebuleba gani-
sazRvreba sabazro Rirebulebis (Tavisufali) 
SeSejamebiT, miwis nakveTisa da meaRnagis (drvr-
loperis) sruls danaxarjiT mis keTildReobaze 
da masze uZravi qonebis obieqtis gaumjobesebis 
mSeneblobiT Sefasebis TariRisaTvis. am SemTx-
vevaSi gaiTvaliswineba (daemateba) investoris 
(meaRnagis) samewarmeo mogeba da gamoakldeba 
dagrovebuls eqspluataciis periodSi gaum-
jobesebis erToblivi cveTa. xarjviT midgomas 
safuZvlad udevs Canacvlebis principi, romlis 
Tanaxmadac uZravi qonebis obieqtis Rirebuleba 
ar unda aRematebodes umciresi fasiT, romelic 
SeiZleba SeZenili iqnes eqvivalenturi sarge-
blis uZravi qonebis sxva obieqti. Garda amisa, 
xarjviT midglomaSI gamoiyeneba moTxovnisa 
da SeTanxmebis proncipi (gaTvaliswinebuli, 
kerZod, inflaciis zemoqmedeba, zonireba de-
mografiuli cvlilebebi da sxva faqtorebi). 

2. Sedarebis midgoma warmoadgens erT-erTs 
uZravi qonebis Sefasebaze da warmoadgens masSi 
pirdapiri Sedarebis gayidvis analizis meTodiT 
(Sales Comarison Approach) an, mokled Sedarebis 
gayidvis meTodiT. ori sxva midgoma, Semosav-
lis da danaxarjebis, aseve mniSvnelovani saxiT 
iyeneben bazris informacias. Semosavlis midgo-
maSi, gamomdinare bazris monacemebidan, ganisaz-

Rvreba kapitalizaciis koeficientebi, diskon-
tirebis ganakveTebi;

3. Semosavlebis midgoma (Income Approach) sami-
dan erT-erTi cnobili midgoma uZravi qome-
bis Sefasebasebisadmi — warmoadgens Sefasebis 
meTodis erTobliobas, romelic efuZneba Se-
fasebis obieqtidan mosalodneli Semosavlebis 
kapitalizacias anu yvela momaval sargebels, 
romelsac rogorc mosalodnelia, moitans uZ-
ravi qonebis eqspluatacia da momavalSi SesaZ-
lo gayidva.

 investorebi abandeben TavianT kapitals 
uZravi qonebis obieqtebSi imisaTvis, rom maT 
uzrunvelyon misgan momlodine Semosavlebis 
done. amitom uZravi qonebis obieqtis SeZeni-
sas, investori unda daeyrdnos Sefasebis am sami 
midgomis mixedviT miRebul Sedegebs, obieqtis 
SeZenis Taobaze gadawyvetilebis miRrebisas. 

 hidroteqnikuri samdinaro nagebobebis, uZ-
ravi qonebis Sefaseba saqarTveloSi unda mox-
des xarjviTi meTodis gamoyenebiT.
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