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ekonomikis akademiuri 
doqtori, 

Tsu  profesori

vasil kikutaZe

saqarTveloSi uZravi nivTis 
(qonebis) cneba ganmartebulia 
saqarTvelos samoqalaqo kodeq
siT: `uZrav qonebas miekuTvne
ba miwis nakveTi masSi arsebuli 
wiaRiseuliT, miwaze aRmocene
buli mcenareebi, aseve Senoba-
nagebobani, romlebic myarad 
dgas miwaze.~ 

dReisaTvis sameurneo praq
tikaSi gamoiyeneba uZravi qone
bis Sefasebis sami ZiriTadi me
Todi, esenia:

1. uZravi qonebis Sefaseba 
danaxarjebis meTodiT;

2. uZravi qonebis Sefaseba 
gayidvebis analizis meTodiT;

3. uZravi qonebis Sefaseba 
Semosavlebis kapitalizaciis 
meTodiT.

uZravi qonebis Sefasebis sami
ve meTodis gamoyenebis ZiriTadi 
amocanaa uZravi qonebis `sabaz
ro Rirebulebis~ gansazRvra. 
uZravi qonebis sabazro Rirebu
leba ki warmoadgens: `im fulad 
sidides, romliTac gaicvleba 
qoneba Sefasebis TariRisTvis 
dainteresebul myidvelsa da 
gamyidvels Soris `gaSlili 
xelis~ principis dacviT, sa
Tanado marketingis Catarebis 
Semdeg, rodesac TiToeuli 
mxare moqmedebs gaTviTcnobi
erebulad, windaxedulad da 
Zaldatanebis gareSe~.

uZravi qonebis danaxarjebis 

meTodiT Sefasebisas erTmaneT
Tan unda SevadaroT danaxarje
bi axali qonebis Seqmnaze da is 
danaxarjebi, romelic ukve ga
weulia analogiuri daniSnule
bis uZravi qonebis Sesaqmnelad. 
imisaTvis, rom warmoiqmnas obi
eqturi suraTi uZravi qonebis 
danaxarjebis meTodiT Sefase
bisas, saWiroa ganxorcieldes 
Sefasebis procesSi Sesafasebel 
qonebasTan dakavSirebuli  Sem
degi momentebis gaTvaliswineba:

asaki _ mdgomareoba 
_ sargeblianoba

uZravi qonebis Sefaseba da
naxarjebis meTodiT dafuZne
bulia sabazro meqanizmis funq
cionirebis ZiriTad principeb
ze, anu uZravi qonebis bazarze 
myidveli Sesafasebel obieqt
Si ar gadaixdis imaze mets, rac 
daujdeboda analogiuri sar
geblianobis mqone uZravi qo
nebis SeZena.     

aRsaniSnavia, rom danaxarje
bis meTodi, misTvis damaxasiaTe
beli Taviseburebebidan  gamom
dinare upiratesad gamoiyeneba 
Senoba/nagebobebis mSeneblobis 
danaxarjebis dasadgenad, ris 
safuZvelzec cveTisa da sxva 
faqtorebis gaTvaliswinebiT 
fasdeba uZravi qonebis sabazro 
Rirebuleba. Sesabamisad, dana
xarjebis meTodis gamoyenebis 
sayrdeni debuleba Semdegnai

rad gamoisaxeba: gaumjobesebe
bis (Senoba/nagebobebis) Rire
buleba ganisazRvreba rogorc 
danaxarjebis jami, romelic 
unda gaswios tipiurma myid
velma drois konkretuli mo
mentisaTvis miwis nakveTze ima
ve sargeblianobis (Sefasebis 
obieqtis adekvaturi) Senobis 
an nagebobis mSeneblobisas. e.i. 
uZravi qonebis (Senoba/nagebo
bebis) Sefasebis procesSi Cndeba 
e.w. `Canacvlebis principi~ da 
`aRdgenis principi~, ris safuZ
velzec Sesabamisad ganisazRvre
ba Senoba/nagebobebis mSeneblo
bis aRdgeniTi da Canacvlebis 
Rirebuleba. mSeneblobis aR
dgeniTi Rirebuleba _ aris is 
danaxarjebi, romlebic saWiroa 
Sesafasebeli Senoba-nagebobebis 
zusti aslis asagebad, im masale
bis, standartebis, igive xarisxis 
samuSao Zalis, igive teqnologi
ebis gamoyenebiT, romelic gamo
yenebul iqna Tavis droze Sesafa
sebeli obieqtis asagebad. xolo, 
mSeneblobis Canacvlebis Ri
rebuleba _ aris im danaxarjebis 
erToblioba, romelic saWiroa 
Sefasebis momentisaTvis Sesafa
sebeli obieqtis sargeblianobis 
eqvivalenturi sargeblianobis 
mqone obieqtis asagebad, mSeneb
lobis Tanamedrove masalebis, 
standartebis, teqnologiebis da 
a.S. gamoyenebiT.  cxadia, rom ori

rogor SevafasoT 

uZravi qoneba 

danaxarjebis meTodiT 

cnobilia, rom uZravi qoneba specifikuri saqonelia, 
romelic yidva-gayidvis obieqts warmoadgens sabazro ur­
TierTobebis pirobebSi, igi sainvesticio saqmianobis erT-
erTi aqtiuri komponentia. zogadad uZrav qonebas miekuT­
vneba miwis fizikuri nakveTi da adamianebis mier Seqmnili 
miwasTan myarad dakavSirebuli obieqtebi (Senobebi da nage­
bobebi), romelTa Sexeba da danaxva SesaZlebelia. 
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ve principis gamoyeneba potenci
uri myidvelisTvis (investoris
Tvis) uzrunvelyofs erTnair 
sargeblianobas, amitom orive 
maTgani SeiZleba ganxilul iqnes, 
rogorc `mSeneblobis Rirebu
leba~ investorisTvis. garda ze
moT aRniSnulisa, uZravi qonebis 
sabazro Rirebulebis gansazR
vrisas gaTvaliswinebul unda 
iqnes samewarmeo mogebac, rome
lic, Tavis mxriv, asaxavs menaSe
nis komerciul dainteresebas 
konkretul mSeneblobaSi. rode
sac Rirebulebis maCveneblis uz
runvelsayofad viyenebT dana
xarjebis koncefcias, am proces
Si aucileblad unda CaerTos is 
ekonomikuri jildoc, romelic 
sakmarisi iqneba mewarmisTvis, 
rom wavides mSeneblobis proeq
tTan dakavSirebul riskze. 

danaxarjebis meTodis gamo
yeneba uZravi qonebis Sefasebi
sas gulisxmobs danaxarjebis 
gaangariSebis 4 saxis meTodis 
gamoyenebas, esenia: 1. Sedare
biTi erTeulis meTodi; 2. kom
ponentebad dayofis meTodi; 3. 
raodenobrivi kvlevis meTodi; 
4. kombinirebuli meTodi;

SedarebiTi erTeulis me
Todi _ martivi, praqtikuli da 
farTod gamoyenebadi meTodia. 
am meTodis gamoyenebisas Sesa
fasebel Senobaze gaweuli dana
xarjebis Sefaseba xdeba msgavsi 
Senobis farTobis (1m2) erTeul
ze gaweuli cnobili danaxarje
bis mixedviT, romelic ukve da
koreqtirebulia adgilobrivi 
bazris pirobebisa da Sesadare
beli Senobebis fizikuri maxa
siaTeblebis gaTvaliswinebiT. 
Senobis farTobis erTeulze 
danaxarjis maCveneblad gamoi
yeneba cifri, romelic miiReba 
danaxarjTa Sefasebis aRiare
buli samsaxurebis monacemeb
ze dayrdnobiT, romelic Tavis 
mxriv, gaangariSebulia konkre
tuli zomis sabazisod aRebul 
Senobaze. ganviTarebuli sabaz
ro ekonomikis qveynebSi, sadac 
didi xania funqcionirebs uZra
vi qonebis bazari, msxvili samSe
neblo kompaniebi da danaxarjTa 
Sefasebis aRiarebuli samsaxu
rebi, TavianTi gamocdilebidan 

da praqtikidan gamomdinare, 
adgenen Sefasebebs, romlebsac 
Semdeg aqveyneben. danaxarjTa 
Sefasebis mravali samsaxuri aq
veynebs saxelmZRvaneloebs an 
awarmoebs monacemTa eleqtro
nul bazas, romelic danaxarjebs 
hyofs erTi kvadratuli metris 
doneze, aRniSnuli informaciis 
gamoyeneba umravles SemTxveveb
Si, fasiania. am monacemebze day
rdnobiT erTmaneTTan unda Se
dardes Sesafasebeli Senoba da 
standartuli Senoba da xdeba 
arsebuli gansxvavebebis koreq
tireba.  imisaTvis, rom miviRoT 
sando Sefaseba, saWiroa gamo
viangariSoT msgavsi Senobebis 
farTobis erTeulze danaxarji 
an saWiroebis SemTxvevaSi (rode
sac Sesadarebeli Senoba ar aris 
identuri sabazisod aRebuli 
Senobisa), davakoreqtiroT es 
danaxarji, raTa asaxos gansxva
vebebi moculobaSi, formaSi da 
sxva maxasiaTeblebSi. es meTodi 
aRiarebulia, rogorc yvelaze 
operatiuli meTodi, Tumca igi 
xasiaTdeba Semowmebis Sedegebis 
10-20%-iani cdomilebiT.

komponentebad dayofis me
Todi _ am meTodis gamoyenebis 
arsi mdgomareobs mSeneblobis 
mTliani Rirebulebis, rogorc 
am Senobis (mSeneblobis) Ziri
Tadi komponentebis Rirebule
bis jamis saxiT gaangariSebaSi. 
Senobis (mSeneblobis) ZiriTadi 
komponentebis xarjebis gamoTv
la warmoebs Sefasebis TariRis
Tvis am elementebis asaSeneblad 
saWiro masalebis, muSaxelis da 
transportirebis xarjebis ga
angariSebiT. samuSaoTa mocu
lobebi da Senobis konstruqci
uli elementebis moculobebi 
Sesabamis ganzomilebebSi gani
sazRvreba saproeqto dokumen
taciis an uSualod obieqtze Ca
tarebuli azomviTi samuSaoebis 
Sedegad miRebul monacemebze 
dayrdnobiT. am meTodis gamoye
neba TavisTavad ar gulisxmobs 
gamoTvlebSi qveynis kanonmdeb
lobiT gaTvaliswinebuli gada
saxadebis CarTvas. amasTan Tana
medrove pirobebSi, rom araferi 
vTqvaT `developerebze~, TviT 
samSeneblo kompaniebic ki rig 

SemTxvevebSi qiraoben qvemoi
jareebs, romlebic calkeuli 
saxis samuSaoebs asruleben. es 
meTodi swored am dros warma
tebiT gamoiyeneba qvemoijaree
bis mier calkeuli samuSaoebis 
aRsaRricxad. aRniSnuli meTodi 
xasiaTdeba Semowmebis Sedegebis 
5-10%-iani cdomilebiT. 

raodenobrivi kvlevis me
Todi _ danaxarjTa Sefasebis 
yvelaze srulyofili da zusti 
meTodia raodenobrivi kvlevis 
meTodi. danaxarjebis raode
nobrivi kvleva asaxavs Senoba/
nagebobis agebisas gamoyenebuli 
yvela masalis, saWiro samuSao 
Zalis, saWiro manqana-meqaniz
mebis yvela kategoriis erTeu
lis raodenobasa da xarisxs. am 
meTodis gamoyenebis safuZve
lia detaluri cnobebi samSe
neblo-samontaJo samuSaoebis 
moculobebis Sesaxeb, romelic 
miiReba saproeqto monacemebi
dan an azomviTi samuSaoebidan 
da im normatiuli masalebidan 
sadac detaluradaa warmodge
nili SromiTi danaxarjebis, man
qana-meqanizmebis eqspluataciis 
normativebi (mSeneblobaze er
Ti kac-saaTis SromiTi danaxar
jebis saxarjTaRricxvo fasi, 
samSeneblo manqana-meqanizmebis 
manqana-saaTis Rirebuleba da 
a. S.). aRniSnuli meTodi ramde
nadac zustia, imdenad rTul 
sawyis informaciis arsebobas 
moiTxovs. kerZod, saWiroa qve
yanaSi arsebobdes erovnul in
teresebze dafuZnebuli, Tana
medrove mecnierul-teqnikuri 
progresis miRwevebis gaTvalis
winebiT Sedgenili gamarTuli 
mSeneblobis Tanamedrove teq
nikuri reglamentebi da stan
dartebi, rac, arc Tu ise ioli 
misaRwevia (mag. saqarTveloSi 
msgavsi tipis dokumenti dRemde 
ar arsebobs, iyeneben rusul e.w. 
`snipebs~). am meTodis gamoye
nebisas gamoTvlebSi CairTveba 
qveynis kanonmdeblobiT gaTva
liswinebuli gadasaxadebi. igi 
xasiaTdeba Semowmebis Sedegebis 
5%-iani cdomilebiT.

kombinirebuli meTodi _ am 
meTodis gamoyenebisas ZiriTa
dad xorcieldeba komponente
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bad dayofisa da raodenobrivi 
kvlevis meTodis erToblivi ga
moyeneba. kerZod, ki samuSaoTa 
dayofa xdeba komponentebad da
yofis meTodis gamoyenebiT, ra
sac emateba raodenobrivi kvle
vis meTodidan mSeneblobasTan 
dakavSirebuli yvela saxis gada
saxadebis gaangariSeba. aRniSnu
li meTodi iyenebs sabazro fa
sebis koncefcias da  dReisaTvis 
umetesad igi gamoiyeneba.

garda zemoT aRniSnuli dana
xarjebis Sefasebis meTodebisa, 
uZravi qonebis sabazro Rire
bulebis gansazRvris proces
Si udidesi mniSvneloba eniWeba 
cveTis gaangariSebas. 

cveTis Tanxa ganisazRvreba, 
rogorc sxvaoba Sefasebis Ta
riRisaTvis axali gaumjobese
bebis (Senoba/nagebobebis) aSene
bis xarjebsa da gaumjobesebebis 
mimdinare Rirebulebas Soris. 
formalurad cveTa SeiZleba ga
nisazRvros, rogorc raime niv
Tis sargeblianobis danakargi 
da Rirebulebis Semcireba sxva
dasxva mizezebis gamo. gaumjo
besebebisTvis ganixileba cveTis 
sami saxeoba: 1. fizikuri cve
Ta; 2. funqcionaluri cveTa; 3. 
ekonomikuri cveTa.

fizikuri cveTa _ Senobis 
Rirebulebis dakargvis proce
si, romelic gamowveulia samSe
neblo konstruqciebis, masale
bisa da elementebis dazianebiT 
bunebrivi daberebis, an araswo
ri eqspluataciis Sedegad; 

funqcionaluri cveTa _ es 
aris Senobis Rirebulebis da
kargvis procesi, romelic ga

mowveulia misi samomxmareblo 
Tvisebebis Tanamedrove para
metrebTan SeusabamobiT; 

ekonomikuri cveTa _ war
moadgens Senobis Rirebulebis 
dakargvis process, romelic ga
mowveulia bazarze situaciis, 
sakanonmdeblo pirobebis, fi
nansuri mdgomareobisa da sxva 
faqtorebis cvlilebiT.

praqtikaSi cveTis Sesafaseb
lad SeiZleba gamoyenebul iqnes 
ramdenime meTodi. cveTis Sefa
sebisas gamoyenebuli meTodi 
unda asaxavdes informirebuli 
da gonieri myidvelis reaqcias 
qonebis eqspluataciis piro
bebis, xarisxisa da zogadad im 
bazris mimarT, sadac es aqti
vi ganixileba. cveTis analizis 
pirveladi mizania daadginos 
bazris mier aRiarebuli cveTis 
yvela forma, gamoiyenos es for
mebi da Tavidan aicilos cveTis 
ormagi Sefaseba. cveTis Sefase
bis sxvadasxva meTodi SeiZleba 
gamoyenebul iqnes kombinirebu
lad konkretuli problemis ga
dasaWrelad, an cal-calke imis 
dasadgenad, Tu ramdenad sworia 
sxva meTodebiT miRebuli Sede
gebi. amasTan, miuxedavad imisa, 
Tu romeli meTodi iqneba gamo
yenebuli Sefasebisas, cveTis 
saboloo Sefaseba unda asaxav
des Senoba/nagebobis sabazro 
RirebulebaSi yvela mizeziT 
gamowveul danakargs. arsebobs 
cveTis Sefasebis sami ZiriTadi 
meTodi: 1. dayofis meTodi; 2. 
sicocxlis xangrZlivobis me
Todi; 3. bazridan  gamoyofis 
meTodi.

dayofis meTodi _ am meTodis 
gamoyenebisas cveTis xarisxis 
gansazRvra xorcieldeba cve
Tis samive tipis mixedviT, anu 
gaiangariSeba cveTis gamomwvevi 
samive ZiriTadi mizezebis Sede
gad mosalodneli danakargebi; 

sicocxlis xangrZlivobis 
meTodi _ dafuZnebulia uZra
vi qonebis faqtiuri asakisa da 
misi sasicocxlo vadis urTier
TkavSirze. es urTierTkavSiri 
ZiriTadad gamoiyeneba gaumjo
besebebis mTliani cveTisa da 
misi calkeuli komponentebis 
fizikuri dazianebebis Sesafa
seblad; bazridan  gamoyofis 
meTodi _ axdens msgavsi sabazro 
gayidvebis pirdapir Sedarebas. 
igi eyrdnoba SedarebiTi gayid
vebis Sesaxeb informaciis xel
misawvdomobas, saidanac xdeba 
cveTis sididis gamoyofa. aRniS
nuli meTodi ZiriTadad gamoi
yeneba mTliani cveTis sididis 
dasadgenad.  aRsaniSnavia, rom 
praqtikaSi cveTis meTodebis ga
moyeneba moiTxovs metnaklebad 
rTuli da tevadi operaciebis 
ganxorcielebas, rasac momdev
no statiebSi detalurad ganvi
xilavT. 

zemoT aRniSnulidan gamom
dinare, SeiZleba iTqvas, rom 
uZravi qonebis sabazro Rire
bulebis dadgena danaxarjebis 
meTodiT dafuZnebulia sabaz
ro meqanizmis funqcionire
bis ZiriTad principebze da igi 
asaxavs uZravi qonebis bazarze 
kargad informirebuli myid
velisa da gamyidvelis sabazro 
poziciebs.

Re­al es­ta­te is a spe­ci­fic com­mo­dity of sa­le and pur­c­ha­se 
in terms of market relations. It’s one of  the active compo
nents of  investment. Estimating the real estate by expen
ses, the cost of making new commodity is compared to the 
cost already spent for the other, but the identical real estate. 
Creating the objective view of process appreciating  the re

al estate,  it’s necessary to forsee some details refering to it. 
These are: age, conditions and profit. Estimating the real 
estate in this way is based on the fundamental principles of 
operating the market system. That means a customer will 
not pay for the un-estimated object more, than he would 
ha­ve pa­id for the ot­her es­ta­te with the sa­me pro­fit.

ANNOTATION

V.Kikutadze, Doctor of  Economics 
Sciences, Professor of Tbilisi State University

METHODOLOGICAL PRINCIPLES OF ESTIMATING THE EXPENDITURES 
OF REAL ESTATE BY EXPENSES
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