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OOrosIP KYNIBNI-MPOAAXY HEPYXOMOCTI Y CBITJ1I HOBITHLOI
CYOOBOI MPAKTUKU TA 3AKOHOOABYNX FTAPAHTIN
AOBPOCOBICHOIO BOJTOAIHHA

AHOTauisg. Y crarTi AOCHiHKEHO MpoOIeMU MPaBOBOTO PETYIIOBAaHHS JOTOBOPY KYIiBIi-
MPOJaKy HEPYXOMOro MaifHa B Cy4acCHOMY LIMBUIBHOMY 3aKOHOJABCTBI YKpaiHU. 3a3HAu€HO, 110
yuHHWHN [[UBIIbHIN KOJeKC YKpaiHU HE BUIUISIE TISH JOTOBIp K CAMOCTIMHUN BHI, IO 3yMOBIIIOE
3aCTOCYBaHHS JIMIILE 3arajJbHUX HOPM MO KYMIBIIO-TPOJIaX 1 CTBOPIOE MPOTaIMHU Y MPaBO3acTo-
cyBaHHi. PO3rIsiHyTO IUTaHHS BU3HAYEHHS MOMEHTY TIepEXO0/1y IpaBa BIACHOCTI, POPMH YKIIaICH-
HSl IOTOBOPY, JEP>KaBHOI peecTpallii mpaB Ta npoOiaeMu BiJHECEHHS OKpeMHUX 00’€KTIiB (30Kpema
00’€KTiB He3aBepIICHOro OyMiBHUITBA, ac(hadbTHOTO MOKPHUTTSA, TPYOONPOBOIIB, Mia i3HUX MHUIS-
XiB) 10 Kareropii Hepyxomoro MaiiHa. Ha ocHoBi anamizy npaktuku BepxosHoro Cyamy minkpec-
JICHO, 110 JepKaBHa peecTpallis He CTBOPIOE MpaBa BIACHOCTI, a JIMIE MIATBEPKYE HOT0 IOpUINY-
HE ICHyBaHHs. MeTo10 JOCIPKEHHS € KOMIJIEKCHUI aHai3 MPpaBoOBOi MPUPOAU IOTOBOPY KYMIBIIi-
IPO/IaXKy HEPYXOMOIo MaiiHa, BUSBJICHHS MO0 ICTOTHUX YMOB, ClielU(iKN YKJIaJeHHS Ta JepKaB-
HOT peecTparllii, a TakoX 3’siICyBaHHs MpoOJeM 3a0e3nedeHHs] TPaBOBOI BU3HAYEHOCTI Ta TapaHTii
3aXHUCTY MpaB J00POCOBICHOTO HaOyBaya BIAMOBIIHO 10 OCTAHHIX 3MiH IIUBIIHLHOTO 3aKOHOJAABCTBA
VYkpainu. Oco6iuBy yBary NpUAUIEHO HOBEJIaM YKpaiHChKOTO 3akoHonaBcTBa 2025 poky 00
MOCWJICHHSI TapaHTId MpaB J0OpPOCOBICHOTO Hab0yBadya HEPYXOMOCTI, 3aMpOBaKEHUM 3aKOHOM
VYkpainu Ne 4292-1X. BusnaueHo, 110 11i 3MiHU CTIPSMOBaH1 Ha MiJIBUIIEHHS CTaOUTBHOCTI IIUBLIb-
HOTO 00OpOTY Ta 3aXUCTY JOBIPHU JIO JIEP>KABHOTO peecTpy mnpas. [IpoananizoBaHO 3ampoBaKEHHS
JECATUPIYHOTO CTPOKY JJIs BIHIMKAILl MaliHa y TOOPOCOBICHOTO BJIACHUKA, YTOUHEHHS KPUTEPIiB
0OpPOCOBICHOCTI Ta MEXaHI3MIB KOMIIEHCAIll y pa3l BUTpeOyBaHHS MaiiHa. 3p0o0JIeHO BHCHOBOK,
10 BJOCKOHAJIEHHS IPABOBOTO PETYJIOBAHHS JOTOBOPY KYHIBII-MPOAAXKY HEPYXOMOIo MaifHa
noTpedye HOPMATHBHOTO 3aKpPIIUIEHHS LOTO JOTOBOPY SIK OKPEMOro BHIY, yHiQikalii CyaoBOi
MPAKTUKU Ta MOJAIBIIOI0 PO3BUTKY IHCTUTYTY 3aXUCTy J0OpocoBicHOro HaOyBada, 110 3abe3me-
YUTh MPABOBY BU3HAUEHICTb 1 CTAJIUI PO3BUTOK PUHKY HEPYXOMOCTI B YKpaiHi.
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Jelb, rapaHTii, MOMEHT Nepexoay IpaBa BIACHOCTI, BUTpeOyBaHHS MaifHa i3 4y)KOTr0 HE3aKOHHOTO
BOJIOIHHS (BiHJIMKAIlisI), TO30BHA JABHICTb.
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Ilocmanoska npobnemu. Y CydacHHMX YMOBaxX JOTOBIP KYIIBJIIi-IIPOJAKY
HEPYXOMOTO MaifHa BiJIrpa€e Ba)JIMBY POJb y IUBUILHOMY OOOpOTI, aJKe HEPYyXO-
MICTh € OJHUM 13 HaWIIHHIMHX 00 €KTiB MaitHOBHX mpaB. [lompu Take KItOUOBE
3HAYEHHS LbOrO MPaBOYMHY, 3aKOHOJABYE PETYJIOBAaHHS Ma€ HU3KY HEIOJIIKIB.
3okpema, lluBinmbHUN KoAeKC YKpaiHM HE BHIUISE JOTOBIp KYMiBIi-IIPOJAKY
HEPYXOMOCTI SIK OKPEMHH BHUJ, 1€, Y CBOIO YEPry, 3yMOBIIOE 3aCTOCYBAHHSI JIHILIE
3aralbHUX MpaBW KymiBai-npojaxy. KpiM Toro, BIACYTHICTh YITKOTO BU3HAUEHHS
MOMEHTY Ha0yTTs MpaBa BIACHOCTI MOPOKYE IOPUANYHY HEBU3HAUYECHICTH 1 MOXKE
CIOPUYMHATH CYNEpeyku Mk cropoHamu. lle poOuTh AOCHIIKEHHS MpPaBOBOI
IPUPOIHN Ta 0OCOOIMBOCTEHN IILOTO JIOTOBOPY AKTYaJTIbHUM.

Ananiz ocmamnmix docnioxcenv ma nyoaikayiu. IlutaHHsS AOTOBOPY KYIIiBIIi-
IpoAaKy Ta MPaBOBOIO PEKHUMY HEPYXOMOTO MaiHa JOCHTIKYBAJOCS Y MpaIsix
BITUM3HSIHUX HayKoBIlIB, 30KkpeMa M.O. PesnmkoBoi [2], I'.B. KomicaukoBoi [3],
K. Tonsuauxk [8], P. A. Maiinanuk [10] Ta iHmumx. B iXHIX po0oTax po3riasgaroThCs
ICTOTHI YMOBH JIOTOBOPIB KYIIIBII-NPOJAXKY, 30KpeMa MpeaMeT 1 I[iHa, a TaKOoX
MIJIKPECITIOETHCS BAXIUBICTh YITKOTO BHU3HAYEHHS 3MICTY JIOTOBOPY K KOHCEHCY-
aJIbHOTO TIPAaBOYHHY.

VY mpansix HayKOBLIB TaKOX MOPYIIYEThCS MUTAHHS CIEUU(IKA BIIUYKEHHS
00’€KTIB HE3aBEPIICHOr0 OYIIBHUIITBA W MallOyTHIX O0’€KTIB HEPYXOMOCTI, IO
noTpedye BpaxyBaHHA CHELIAIbHUX HOPM IpaBa. Aje psja npoOsieM Iie 3aiuila-
I0THCSI HEBUPIIICHUMHU 1 MOTPEOYIOTh JIETATbHOTO JAOCIIIKSHHS.

Dopmyeanns memu cmammi. MeTO0 CTaTTI € BceOIUHE TOCTIIKEHHS MPaBo-
BOI MPUPOJIU JIOTOBOPY KYMHIBII-MPOJAXKy HEPYXOMOIro MaiiHa, aHaji3 HOTro iICTOTHUX
YMOB, OCOOJIMBOCTEH YKJIaIeHHS Ta BUSBIICHHS MIPOTAIMH Y YAHHOMY 3aKOHOJJaBCTBI
i (QopmymtoBaHHS MPOMO3UINNA 100 BIOCKOHAJIEHHS IPABOBOTO PEryJTIOBaHHS
JTAHOTO 1HCTHUTYTY.

Buknao ocnosnoeo mamepiany. 1lpaBoBITHOCUHY, SIKI BUHUKAIOTh 13 JIOTOBOPY
KYIIBII-[IPOJIaXy, € OJHUMHU 3 HAaWMOMIMPEHIIINX Y cydyacHOMY cBiTl. Cepen pi3HUX
HOT0 BUIB OCOOJIMBE 3HAYEHHS MA€ JIOTOBIP KYIIIBII-MPOAAKY HEPYXOMOIO MaiHa,
IO BIAIrpa€e KIIIOYOBY pOJIb Y PETYJIIOBaHHI MaWHOBHX BIIHOCHH. [CTOpHUYHO
IHCTUTYT KYMIBII-MPOAAXKY MA€ JIOCUTh TJIMOOKE KOPIHHSA, IO Csrae IIe 4aciB
KJIACUYHOTO PUMCHKOTO mpaBa. JleraibHe BU3HAUEHHS MOHSTTS JOTOBOPY KYIIiBIIi-
POy Ta HOTO CYThb MICTUThCA Yy ctarTi 655 [{uBiNBHOTO KOACKCY YKpaiHu
BIJIMOBITHO 0 AKOi «3a JIOTOBOPOM KYIMIBII-TIPOJIaXKy OJHA CTOpoHa (TIPOJaBellb)
nepenae abo 3000B’SI3y€ThCs TIEpeIaTh MaiiHO (TOBap) y BIACHICTH JAPYTid CTOPOHI
(mokyteBl), a MOKyMelb NpuiiMae ado 3000B’SI3y€ThCSl TPUIUHATH MaiiHO (TOBap) 1
CIUIATUTH 32 HOTO MIEBHY I'POLIOBY cymy» [1].

BpaxoByroun BuIie3a3HaueHe, OPUIAIHOIO XapPaKTEPUCTUKOIO ITLOTO JIOTOBO-
Py € TUIaTHICTh, IBOCTOPOHHICTh, KOHCEHCYAJIbHICTh, CIPSIMOBAHICTh Ha Mepenady
IpaBa BJIACHOCTI Ha MaiiHo [2, ¢. 130].
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JloroBip KymiBIi-MPOJaXy Ma€ Ha METI BIMUYXKEHHS MailHa MpOAaBIEM Ta
HaOyTTA MpaBO BJIACHOCTI Ha HBOTO MOKyMIeM. BiH ciyrye 0OpUInYHOIO MiICTABOIO
JUIsT BUHUKHEHHSI 3000B’S3aJIbHUX MPABOBIJHOCUH MIK CTOPOHAMH, PE3YJIbTaTOM
SAKUX € TIepeXiJl O MOKYIIs a0COIIOTHOIO PEYOBOI0O MpaBa.

VY cy4acHOMY MpaBOBOMY CEPEIOBHINI HAOYyBalOTh OCOOIMBOI aKTyaJIbHOCTI
MPaBOBITHOCHHM, III0 BWHHUKAIOTH 13 JIOTOBOPIB KYMIBIi-TIPOJIaXy HEPYXOMOTO
MmaiiHa. Ile 06yMoBIeHO, B mepIly 4Yepry, 3pOCTaHHAM MOMUTY Ha 00’ €KTHU HEPYXO-
MOCTI, SIK y MOOYTOBOMY, TaK 1 B KOMEpPIIIMHOMY acleKTi, a TaKOX MOCHJICHHSIM
yBaru 70 TapaHTId peaiizaiii mpaBa BIACHOCTI, IO 3aKpilieHE 3a TPOMajsHAMU
Ykpainu Ha KOHCTUTYLiHHOMY piBHI. Lle BKiItO4ae B cebe MOXKIHMBICTh, BUIBHO, Ha
BJIACHHUM PO3CY]l 1 BIAMOBITHO IO YAHHOTO 3aKOHOJIABCTBA, PO3MOPSIKATUCSA CBOIM
MalHOM, Ji¢ SKpa3 [HUBUILHO-NPABOBI JOTOBOPU CIYTYIOTb OCHOBHHM IPaBOBUM
MEXaHI3MOM pealtizallii 3a3Ha4eHOTro MpaBa. Y KJIaJeHHS JTOTOBOPY KYMHiBIi-TIPOJAKY
HEPYXOMOTr'0 MailHa € He JIMIIe CIOocOOOM peaii3alii CBOro mpasa BIACHOCTI, a U
BQYXJIMBUM MPABOBUM 1HCTPYMEHTOM, II0 OTIOCEPENKOBYE MEpexXia mpaBa BIACHOCTI
Ha OJIMH 3 HAWIIHHIIIKX 00’ €KTIB LIUBIILHOT'O 000POTY - HEPYXOMICTb.

Ha >xanb, Ha maHuii MoMeHT, y [luBiIbHOMY KoJieKCl YKpaiHu BIICYTHE pO3Me-
KYBaHHSI JIOTOBOPY KYMIBII-MIPOJAXy Ta JIOTOBOPY KYMIBII-MIPOJAKY HEPYXOMOIO
MmaiiHa. g yKiIajeHHS OCTaHHBOTO 3aKOHOJABIEM JIUIIE BHU3HAYEHO OCOOIUBY
dopmy Horo yknaganas. Ha Moo AyMKy, 1€ € HeJOJIIKOM YMHHOTO 3aKOHOJaBCTBA.
Tomy, B cuily TOTO, 110 TAaKHWM JOTOBIp HE BUJILJICHUHN K OKPEMUN BUJI JOTOBOPY, 10
HBOTO 3aCTOCOBYIOThCS 3arajbHi IpaBuia IOTOBOPY KYyIiBIi-poaaxy [3 c. 57].

JIoroBip KymiBii MpoJaxy HEOOX1THO BU3HAYaTH OKPEMHUM BHUAOM JOTOBOPY
KyHiBJIi-Npoaaxy. Moro oco6ImMBoCTi BHpaxkaroThcs y crenudiyHoMy mpeaMeTi —
HEPYXOMOMY MaiiHi. BuU3HAu€HHS MOHATTA «HEPYXOMICTb» (HEPYyXOME€ MailHO)
Mmictutbes y HuBinbHOMY Komekci Ykpainu (mami — LUK Vkpainu) [1] ta B 3akoni
VYkpainu «lIpo Inoteky» [4].

Hepyxome Mmaitno, BianoBiaHo 1o crarti 181 1K Vkpainu, Bkitouae 3eMenbHi
JUISIHKY Ta 00’€KTH, MO0 PO3TAllIOBaHI Ha HUX 1 HE MOXYTh OyTH TepeMilleHi 0e3
3HEIIHEHHST a00 3MiHM iXHbOro mpu3HadeHHs. Okpim Toro, y LK 3a3nadene, mio
3aKOHOM MO’K€ OyTH BCTaHOBJICHO PEXHM HEPYXOMOTO MaiHa MO0 MOBITPSHUX 1
MOPCBHKUX CYJIeH, CYZIeH BHYTPIIIHbOTO IJIABAHHS, KOCMIYHUX O0’€KTIB Ta 1HIIHMX
pedeil, mpaBa Ha Kl NIUISTalOTh JAepxaBHIM peectpauii [1]. Busnauenns, mio
Mmictutbes y 3Y «IIpo imoteky» € ananoriyHum [35, c. 53-54].

Buxoasun 3 aHamizy 3aKOHOJABYMX TOJOKEHb 1 YCTAJICHOI MPAKTHKH, IO
OCHOBHHMX O3HaK HEPYXOMOTO MaiHa CJij BIAHECTH: (I3UYHY HEMEpEeMIIyBaHICTh
00’exTa 0€3 MOro 3HELIHEHHS Yd BTpaTH (YHKLIOHAJIHHOTO MPU3HAYEHHS; TICHUUN
(GyHKITIOHATBHUN 3B’ 130K 13 3€MEJIBHOIO JAUISTHKOIO, IO 3a0e3Mneuye Moro CTaiicTh Yy
npocTopi; 30epekeHHsT PyHKIIIOHATHHOTO HABAHTAXEHHS JIMIIIE 32 YMOBH TPUB’ SI3KU
JI0 KOHKPETHOI TepuTOpii (KUTI0BE, BUPOOHHYE, 1HKCHEPHE TOIO); 000B I3KOBICTh
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JepKaBHOI peecTpallii mpaB Ha Taki 00’€KTH; MOJIMBICTh BCTAaHOBJICHHS CIICIli-
QIBPHOTO MPABOBOT0 PEKUMY HEPYXOMOCTI JIJISl OKPEMHUX BHJIIB peUueii 3aKOHOM.

Takum 9rHOM, O3HAKW HEPYXOMOTO MaifHa BH3HAYAIOTHCS SK KOMIUIEKC (hi3HK-
HUX 1 MPABOBUX XapaKTEPHUCTHUK, 1110 3a0€3MeUyIOTh CTAIICTh 00’ €KTa B IIPOCTOPI, HOTO
3B’S130K 13 3€MJICIO Ta IIPABOBY 1HAMBIAyaTi3allito IIUIIXOM JIEp>KaBHOI peecTpallii.

[Tonpu HasiBHICTH 0a30BUX 3aKOHOJABYMUX OPIEHTUPIB, Yy MPaBO3aCTOCOBHIMN
MPAKTUIll BUHWKAIOTh YMCIEHHI KOJi3il MO0 BIAHECEHHS NEBHUX OO0’ €KTIB 0
HepyxoMoro MaiiHa. BepxoBumii Cya HEOTHOpPa30BO 3BEpTaB yBary Ha Te, IO
NUTaHHS MPAaBOBOI MPUPOJIM 00’€KTAa MAa€ BUPINIYBATUCS 3 YpaXyBaHHIM sK (Di3uK-
HUX XapaKTEPUCTHUK, TaK 1 OPUIUYHOTO PEKUMY MOr0 ICHYBaHHS Ta BUKOPUCTAHHSL.

OpHuM 13 JUCKYCIMHMX acCHEKTIB € CTaTyCc 00’€KTIB HE3aBEpIICHOTO OYIiB-
HUlTBa. Y HuU3Ml noctaHoB BepxoBHoro Cyay (3okpema, crmpaa Ne 511/2303/19,
nocTtaHoBa Bij 12 kBiTHA 2023 p.) 3a3HayeHO, IO MPU BUPIMICHHI MUTAHHS PO
BIJIHECEHHS 00’€KTa HE3aBEPIIIEHOTO OYAIBHHIITBA JI0 HEPYXOMOCTI CyJ Ma€ Bpa3o-
ByBaTU He juiie (GopmaibHE BBEJCHHS B €KCIUTyaTallifo, a i (pakKTUYHUN CTYMiHb
TOTOBHOCTI 00’€KTa, MOro 3B’A30K 13 3€MEJILHOI0 AUISIHKOIO Ta peaibHe (DYHKIII0-
HaJbHE BUKOPHUCTAHHS. Y TaKMX BUIAJKaX OCHOBHUM KPHUTEPIEM CTA€ HE FOPHINIHE
3aBepIlleHHA OyIIBHUIITBA, a (DaKTUYHA HEMOXKIIMBICTH MEpeMilleHHs 00’ekTa 0e3
BTpPATH HOr0 BJIACTUBOCTEH [6].

Oco0sMBY CKIAAHICTh CTAHOBUTH BU3HAUEHHS MPABOBOTO PEKUMY ac(aibTo-
BOIO TIOKPUTTA, CTOSHOK, MiJ'i3HUX NUISIXIB Ta IHIIMX EJIEMEHTIB 0JIaroycTporlo.
CynoBa mpakTHKa 3 I[bOT0 MUTAHHS € HEMOCI1JOBHOIO.

3 onHOro OOKy, y Hu3II pimeHb BepxoBHoro Cynay 3a3HaueHo, 110 achaibT-
TOBaHI MalIaHYMKH a00 OPOKHE TIOKPUTTS MOXKYTh OyTH CaMOCTIMHHUM 00’ €KTOM
HEPYXOMOCTI 32 YMOBH, III0 BOHU MalOTh CTaJHi 3B 30K 13 3eMEIHHOIO AIISTHKOIO,
caMoOCTiilHe (pyHKIIOHAJIbHE MPU3HAYECHHS 1 MJIATAl0Th JEpXKaBHIM peecTpanii sk
00’€KTU THXKEHEPHO-TPAHCTIOPTHOI 1H(pacTpykTypHu. 3 1HIIOrO OOKY, Y psAlll CIpaB
CyIH JINIUIM BUCHOBKY, IO TaKi 00 ’€KTH HE MAalOTh O3HAK CAMOCTIMHOCTI W pO3TJIs-
JAIOTHCSI JIUIIIE SIK €JIEMEHTH 0JIaroycTporo abo YaCTUHU 3€MENIbHOI JUISTHKH, SIKI HE
MOXKYTbh OyTH MPEAMETOM OKPEMHUX MPABOYMUHIB [7].

Takum unHOM, KBaidikais achaabTOBOTO MOKPUTTS ab0 Mmija i3HUX NUISXIB
K HEPYXOMOTrOo MailHa 3aJie’KUTh BiJl HASBHOCTI CaMOCTIMHOI TOCMOJAPCHKOI 4
1HKEHEPHOI (DYHKIIII, a TAKOK MOMXJIMBOCTI iX OKpeMoi 1ieHTUu(IKaIli Ta J1ep>KaBHOI
peectpaiii. He MeHm npobieMHUM € MUTaHHS BiAHECEHHS O HEPYXOMOCTI TpyOO-
MPOBOJIIB, JIIHIM eJeKTpornepeaay, TEIIOMEPEX 1 BOJIOTOHIB. BiACyTHICTH YiTKOTO
HOPMATHUBHOTO BHM3HAUEHHS CTATyCy IUMX OO ’€KTIB MpH3Beia 10 PO30IKHOCTEH Yy
CYJIOBI{ TIPaKTHIII.

Bepxosuuiit Cyn y HU3II PillIeHh HATOJIONIYE, M0 Aep>KaBHA PeeCTpallis mpaBa
HE CTBOPIOE CaM CTaTyC HEPYXOMOCTI, ajie € HOro IOPUANYHUM ITiATBEPIKEHHSIM.
Axio 00’eKT (HaKTUUHO MA€E 03HAKM HEPYXOMOTrO MaiiHa, MPOTE HE 3apEECTPOBAHUN
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y BCTAHOBJIEHOMY MOPSAKY, 1€ MOXK€ OyTH MiACTaBOIO i CyIOBOTO BHU3HAHHS
mpaBa BJIACHOCTI, ajieé HE Il aBTOMAaTUYHOrO HAOyTTS MPaBOBOTO PEXKUMY
HEepyXoMocCTi [8].

Bignosigno crarti 632 1K Vkpainu 11iHa B JIOTOBOpP1 BCTAHOBIIIOETHCS 3a
noMoBJeHicTio cTopiH. I 3rigHo 31 crarrero 691 LK Ykpainm «mokyners 3000B’s-
3aHHMI OIUIATUTH TOBAp 3a I[IHOIO, BCTAHOBJICHOIO Y JIOTOBOPI KYIIIBII-MIPOAAXKY, 200,
SKIIIO BOHA HE BCTAHOBJICHA Y I0oToBOpi» [1].

CropoHun MarTh CBOOOJY y BH3HAUEHHI BEPXHBHOI MEXI I[IHH, OJHAK HE
MOKYTh YKJIaJaTH JOTOBIP KYHiBII-MPOJaXy HEPYXOMOCTI 3a LIHOI0, HIKYOIO Bif
BCTAHOBJICHO] 3T1IHO 3 YAHHUM 3aKOHO/JABCTBOM. Lle BKOTpe miaKpecioe cueudiky
PO3BUTKY JOTOBIPHUX BIIHOCHH y cdepl KyMIBII-IPOJAXy HEPYXOMOIO MaifHa.
TakuM YMHOM, CTOPOHH 3000B’s3aHI JOCSATTH 3rOAM WIOJIO IIHM BXK€ Ha eTarl
y3rOJKEHHS 1ICTOTHUX yYMOB joroBopy. llpu mpoMy MiHiManbHa BapTiCTh 00’€KTa
MOX€ OyTH BCTaHOBJIEHA JIMILE BIAMOBIJIHO JI0 3aKOHOJABYOTO MOPSAIKY M He
MIsrae 3MiHI HaBITh 3a OOOIMIJIBHOIO JOMOBJICHICTIO. OTe, Xoda 3aKoH 1
3a0e3mnedye CTOpoOHaM MEBHY CBOOOy Y BU3HAYCHHI I[IHU JJOTOBOPY, BOHA OOMEKEeHa
IMITIEPATUBHOIO BUMOTOIO 1010 MIHIMaJIbHOI BapTOCTI HEpYXoMocTi [9 c. 189].

3aKO0HOJIaBIIEM BCTAHOBJICHO 1 0COOIMBY (POPMY YKIaIEHHS JaHOTO JI0TOBOPY,
no nepeadayae oOOOB’A3KOBY NHUCBMOBY (GOpMy Ta HOTapiajbHE TMOCBITYEHHS
o3HaueHoro mnpasouuHy [10, c. 26]. BaxxnuBo 3a3HaUUTH TAKOX 1 T€, IO MEPEXiJl
mpaBa BJIACHOCTI Ha HEPYXOMe MalHO JO MOKYIIA MiAJsArae Aep>KaBHIM peectparli
BIZIMOBITHO 70 mojoxkenb ctaTrTi 182 K VYkpainu. [lepkaBHa peectpairisi mpaB Ha
HEPYXOMICTh 3IUCHIOETHCSA BIJAMOBIAHUM OpPraHOM, SIKUM 3000B’s3aHUM HaJaBaTH
1H(opMaIIiI0 PO PEECTPALil0 Ta 3aPEECTPOBAHI MpaBa B MOPSAIKY, BCTAHOBICHOMY
3axkoHoM Ykpainu «IIpo nep:kaBHy peecTpaliiio pedyoBUX MPaB HA HEPYXOME MAWHO
Ta iX OOTshKeHb». BiAmoBimHO M0 cTaTTi 6 3a3HAYEHOTO 3aKOHY, «OpraHi3alliiHy
CUCTEMY JIEp’KaBHOI peecTpallii mpaB CTaHOBIATH: MIiHICTEPCTBO IOCTHINT YKpaiHU
Ta WOTr0 TEpUTOpiajabHI OpraHu; Cy0’€KTH JEp’KaBHOI peecTpalii MpaB: BUKOHABYI
OpraHu CUIbCHKUX, CEJIUIIHUX Ta MiCbKuX paj, KuiBchka, CeBacTomnoibchKa MIChKI,
paiionHi, paiioHHi y wMictax Kwuesi Tta CeBacromoii aep:KaBHI aaMiHICTpaIlii;
JIep’KaBHI peecTpaTopu NpaB Ha HEpyXxoMe MaiHo» [11].

[TimcTraBoto JyIsi IepKaBHOI peecTpallii € HOoTapiadbHO IMOCBITYEHUHN JTOTOBIp
KYIIBIII-[IPOJIaXKy HEPYXOMOI'0 MaiiHa.

VY BumajiKy, SKIIO CTOPOHAMU HE OYyJI0 JOTPUMAHO BHMOTH MPO HOTapialbHE
MOCBITYCHHS IOTOBOPY Takuit goroBip € HikueMHnM ( 4. 1 ctarti 220 IIK Ykpaiun).

I3 momoxenns crarti 334 1K VYkpainu BumumBae, 1o MpaBO BJIACHOCTI Ha
MaiHO, 1110 HAa0YBA€ETHCS 3a JIOTOBOPOM, SIKUH MOTpeOye HOTAPIaJbHOTO MOCBIYEH-
Hsl, BUHUKae y Ha0yBaya 3 MOMEHTY TaKOIro MOCBITYEHHSI a00 3 MOMEHTY HaOpaHHs
3aKOHHOI CHJIM CYJIOBUM PIIIEHHSM PO BU3HAHHS IMCHUM JOTOBOPY, HE MOCBIAYE-
HOTO HOTapiansHO. [IpaBa Ha HEpyXOMe MaitHO, IO MIIATAIOTH JIep KaBHINA peecTpa-
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111, BUHUKAIOTh 3 JTHS MPOBEACHHS TAKOi pEeCcTpallii BIAMOBIIHO 10 BUMOT 3aKOHO-
naBcTBa. Sk 3a3Havae, P. Malimanuk Taka peecTpallisi € €KBIBAJICHTOM TMEPEXOay
BOJIOJIIHHSI Ha pyXOMe MaiftHo mipu nepenanti [12, c. 387].

[IpeacraBisieThes, MO JaHa HOpMa chOpMyJIbOBaHA HE 30BCIM BAAJIO, OCKLIb-
KM BHUHHMKAIOTh MUTaHHS W00 MOMEHTY HaOYyTTd IpaBa BJIACHOCTI HaOyBaueM.
OCKITbKM JIOTOBIp KYMIBII-MIPOJAXXy HEPYXOMOTO MaiHa MiJUIsrae sk HOoTapialib-
HOMY IOCBIYEHHIO, TaK 1 AepxKaBHi peecTparlii. | 3 omHOTO 60KY, HOpMa BHU3HAYAE,
IO MPaBO BIACHOCTI MEPEXOIUTh 3 MOMEHTY HOTapiaJbHOTO IOCBITYEHHA, a 3
1HIIIOTO 3 MOMEHTY JIepKaBHOI peecTpallli. ¥ 3B’S3Ky 3 UM Y CYIOBIM MpaKkTHIl
BUHUKAIOTh MPOOJIEeMHU BU3HAYEHHSI MOMEHTY NIEpPEXO/Iy MpaBa BIACHOCTI HA HEPYXO-
MICTh 32 JJOTOBOPOM KyTiBIi-Tipojaxy. BC y cBOiX MpaBOBUX MO3UIIISIX HEOJHOPA-
30BO MIJKPECITIOBAB, 110 Aep>KaBHA peecTpallis € IOPUINIHUM (PaKTOM-IT1ITBEPIKEH-
HSIM, a HE MICTaBOIO HAOyTTs mpasa BiacHocTi [13].

OpHMM 13 HaWCKJIAJHIMIMX MUTAHb MPABO3aCTOCYBAaHHS € PU3UK BIHAMKAIII -
BUTpeOYBaHHS MaiiHa y JI0OpOCOBICHOTO HaOyBaua (MOKYIILS) 0c0000, Ka BBaXKA€
cebe CpaBKHIM BIACHUKOM. TpaauliiHO yKpaiHChbKE LMBLIBHE MPaBO BUXOIUIO 3
OPUHIUIY a0COMIOTHOTO 3aXMCTy NEPBICHOTO BJIACHUKA, IO JO03BOJISUIO BUTPEOY-
BaTU MAWHO HAaBITh y JOOPOCOBICHOTO MOKYIILA, SIKIO MOMEPEAHIN BiIUy>KyBay HE
MaB IIpaBa HOTo MPOJIaBATH.

Taka nmo3unis, xo4 1 BignoBigana (opmaiibHiil OykBi mpaBa, PaKTUYHO MIIPU-
Bajia CTaOLIBHICTh HUBLIBHOTO O0OPOTY Ta JOBIPY A0 IHCTUTYTY JAEp>KaBHOI peecTp-
pauii. BupimeHHss 1b0ro KOH(MJIKTY 1HTEpPECIB CTajJo OAHUM 13 3aBAaHb pedopMu
UBUIbHOTO 3akoHOmaBcTBa 2025 poky. IlpuitHstuit 3akon Ykpainm Neo 4292-1X
«IIpo BHecenHs 3miH 10 [{uBinbHOTO KOAEKCY YKpaiHM MO0 MOCHJICHHS 3aXUCTY
npaB a00pocoBicHOro HaOyBaua» (HaOpaB uyumHHOCTI 9 kBiTHsA 2025 p.) ICTOTHO
3MIHUB M1JIX1J1 0 BIHAMKALIL HEPYXOMOTO MaiiHa.

[{uM 3aKOHOM 3aMpPOBAHKEHO NECATUPIYHUN TPaHUYHUN CTPOK AJid BUTPeOy-
BaHHS MaifHa y J00pocoBiCHOr0 HalOyBada, IO 3a0e3mneduye nependadyBaHiCTh 1U-
BUIBHOTO 00OPOTY Ta 3MEHIIY€E PU3UK JIOBFOCTPOKOBUX IpeTeH3ii. Takox, nepeada-
YeHO KOMIICHCAIIMHUI MeXaHi3M, SKH TrapaHTye JA00pOCOBICHOMY BJIACHUKY
BIJITKOIyBaHHSI BApTOCT1 BTPAuYE€HOTO MaiiHa a00 BUTpAT y pasi 3aJJ0BOJICHHS [T030BY
npo BUTPEOYBAaHHS. YTOYHEHO MOHATTS “AOOpOCOBICHOCTI HaOyBaua”. Binrenepb
BU3HAYAJILHUM € HE JIUIIE BIJCYTHICTh 3HAHHS MPO HEMPABOMIPHICTH BIIUYKEHHSI, a
1 Hasie’)xHa 00auyHICTh i1 Yac YKJIaJCHHS MPaBOUYUHY — MEPEBIPKa PEECTPIB, JOKY-
MEHTIB, TPABOBCTAHOBJIIOIOYMX AKTIB TOIIO.

binbir Toro, yaockoHaneHo mpaBuia OOYMCIEHHS MO30BHOI AaBHOCTI. Temnep
MOMEHT ii MOYaTKy OLIbII YITKO NPUB’SI3YETbCS O MOMEHTY, KOJHU BIIACHUK
Jli3HaBCS 00 MIT A13HATUCA MPO MOPYIIEHHS CBOTO MpaBa.

Ha npuitHATTS 1uX HOBEN ICTOTHUH BIUIMB 3/1HCHUJIA CyJ0Ba MpakTUka. Tak,
y moctaHoBi KacariitHoro rocrnogapcekoro cyay Bimg 29 tpaBus 2024 p. (cmpaBa
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Ne 910/5808/20) cyn 3a3HaumB, IO MPU PO3IIISAI MMO30BY MPO BUTPEOyBaHHS MaiiHa
CyJl Ma€ OI[IHIOBAaTH CTYIHb JO0OPOCOBICHOCTI HaOyBada, pealibHYy MOKJIHUBICTh
MEePEBIPUTH 3aKOHHICTh BIIUYKCHHS, a TAaKOX HACIIJIKH JUIs CTa0LIbHOCTI MaHHOBHUX
BiiHOCUH [14]. Lle cBiAUUTh PO MOCTYNOBE HAOMMKEHHS YKPaiHChKOT MPaBO3acTo-
COBHO{ MPAKTHKH J0 €BPONEHCHKUX CTaHIAPTIB, 1€ MPUHITUII TPABOBOI BUSHAUYCHOCTI
Ta 3aXHCT JIOBIPU JO PEECTPY MEPEBAXKAOTH HAJl (POpMaTHLHUM MPaBOM IEPBICHOTO
BJIacCHMKA. TakWil MiAXi CTaHE CEePbO3HOI TapaHTIE TIpaB JOOPOCOBICHOTO
MOKYMIIS y BUIAJIKAX MPEa’sIBICHHS 0 HbOITO BUMOTU NMPO BUTPEOYBaHHsS MaiiHa
0c00010, sika BBaXkae ceOe HOro BIACHUKOM.

BucnoBku. CyyacHa MOJeNlb NMPABOBOTO PEryIIOBAaHHS JOTOBOPY KYIIIBIIi-
IpoAaky HEPYXOMOro MaiiHa B VYKpaiHi JIEeMOHCTpye mepexia Bil (opManbHO-
peecTpanifHoOro MmiAXoay JI0 MaTeplabHO-3MICTOBHOTO 3aXHCTy JIO0OPOCOBICHOTO
BiacHuKa. OcCTaHHI 3aKOHOJIaB4l 3MIHHU CIIPSMOBaHI Ha MiBUILECHHS CTaOlILHOCTI
UBLILHOTO O0OPOTY, JOBIPU JI0 JE€P>KABHOI peecTpallii Ta MpaBOBOi BU3HAYEHOCTI
YYaCHHKIB PUHKY HEPYXOMOCTI.

Boanouac misi moBHOro ¢GopMyBaHHS €(QEKTUBHOTO MEXaHI3MY TapaHTii
no0pocoBicHOro HalyBaua HeOOXiJHa Tojalblna yHi(iKalis Cyl0BOi NPAKTUKH,
pO3pOOJIECHHSI METOAMKMA KOMIICHCAIll Ta YJAOCKOHAJIEHHS I1HCTUTYTY NEpEeBIPKU
IIPaBOBOr'O TUTYJY NP YKJIAJIE€HHI IOTOBOPIB.

VYpaxoByoun BUIIEBUKIAJAEHE, MOKHA 3pOOUTH BUCHOBOK MPO HEOOXIJIHICTh
YIOCKOHAJIEHHS 3aKOHOJ/IABYOI0 PEryJIOBaHHS JOTOBOPY KYIIIBII-NPOAAXKY HEPYXO-
MOTO MaiHa MUISIXOM HOPMATUBHOTO 3aKPIIJICHHS HOTO K OKPEMOTO BUAY JOTOBOPY
Ta YITKOTO BHM3HAYEHHS MOMEHTY HaOyTTs mpaBa BiacHocTi. lle cnpusitume
3MIIHEHHIO MPABOBOT BU3HAYEHOCTI, CTAOUIBHOCTI IUBIILHOTO O0ITY Ta HaAlltHOMY
3aXUCTY MPaB CTOPiH TAKUX MPABOBITHOCHUH.
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REAL ESTATE PURCHASE AND SALE AGREEMENT IN LIGHT
OF THE LATEST COURT PRACTICE AND LEGISLATIVE
GUARANTEES OF GOOD FAITH OWNERSHIP

E. Nastachenko

Annotation. The article examines the problems of legal regulation of real estate purchase
and sale agreements in the current civil legislation of Ukraine. It is noted that the current Civil
Code of Ukraine does not distinguish this agreement as a separate type, leading to the application
of only general rules on purchase and sale and creating gaps in law enforcement. The article consi-
ders issues of determining the moment of transfer of ownership, the form of contract conclusion,
state registration of rights, and the classification of certain objects (in particular, unfinished cons-
truction, asphalt pavement, pipelines, access roads) as real estate. Based on an analysis of the
Supreme Court’s practice, it is emphasized that state registration does not create ownership rights
but only confirms their legal existence. The purpose of the study is to conduct a comprehensive
analysis of the legal nature of real estate purchase and sale agreements, identify their essential
terms, specifics of conclusion and state registration, and clarify the issues of ensuring legal certa-
inty and guarantees of protection of the rights of bona fide purchasers in accordance with the latest
amendments to the civil legislation of Ukraine. Particular attention is paid to the novelties of
Ukrainian legislation of 2025 regarding the strengthening of guarantees of the rights of a bona fide
acquirer of real estate, introduced by Law of Ukraine No. 4292-IX. It is determined that these
changes are aimed at increasing the stability of civil turnover and protecting trust in the state
register of rights. The introduction of a ten-year period for the recovery of property from a bona
fide owner, clarification of the criteria for good faith, and mechanisms for compensation in the
event of property recovery are analyzed. It is concluded that the improvement of the legal regula-
tion of real estate purchase and sale agreements requires the normative consolidation of this agre-
ement as a separate type, the unification of judicial practice, and the further development of the
institution of protection of bona fide purchasers, which will ensure legal certainty and sustainable
development of the real estate market in Ukraine.

Keywords: purchase and sale agreement, immovable property, essential terms, ownership,
real estate, state registration, notarization, bona fide owner, guarantees, moment of transfer of ow-
nership, recovery of property from unlawful possession (vindication), statute of limitations.
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