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

AHOTauisg. Y crarTi AOCHiHKEHO MpoOIeMU MPaBOBOTO PETYIIOBAaHHS JOTOBOPY KYIiBIi-
MPOJaKy HEPYXOMOT0 MaifHa B Cy4acHOMY LIMBLUIBHOMY 3aKOHOJABCTBI YKpaiHU. 3a3HAau€HO, 110
yuHHUA [[UBIIBHIN KOeKC YKpaiHU HE BUIUISE IEH TOTOBIP SK CAMOCTIHHUHN BUJ, IO 3YMOBIIIOE
3aCTOCYBaHHS JIMIILE 3arajJbHUX HOPM MO KYMIBIIO-TPOJIaX 1 CTBOPIOE MPOTaIMHU Y MPaBO3acTo-
cyBaHHi. PO3IIIsiHyTO IMTaHHSI BU3HAYEHHS MOMEHTY IIepeXoy IpaBa BIACHOCTI, (POPMH YKJIaIeH-
HSl IOTOBOPY, JEP>KaBHOI peecTpallii mpaB Ta MpoOiIeMH BIAHECEHHS OKpeMHX 00’€KTiB (30Kpema
00’€KTiB He3aBepIICHOr0 OyMiBHUIITBA, ac(haJbTHOTO MOKPHUTTS, TPYOOIPOBOIIB, Mia i3HUX IILISI-
XiB) 10 Kareropii Hepyxomoro MaiiHa. Ha ocHoBi aHani3y mpaktuku BepxoBrnoro Cyay minkpec-
JICHO, 110 JepKaBHa peecTpallis He CTBOPIOE IIPaBa BIACHOCTI, a JIUIIE MATBEPIKYE HOTO IOPUINY-
HE ICHyBaHHs. MeTo10 JOCIPKEHHS € KOMIJIEKCHUI aHai3 MPpaBoOBOi MPUPOAU IOTOBOPY KYMIBIIi-
IPO/IaXKy HEPYXOMOIo MaiiHa, BUSBIICHHS MO0 ICTOTHUX YMOB, ClieUU(IKH YKIaJeHHS Ta JepikKaB-
HOT peecTparlii, a TakoX 3’sICyBaHHS TTPoOIeM 3a0e3MeUeHHs IPAaBOBOI BUBHAUEHOCTI Ta TapaHTIi
3aXHUCTY MpaB J00POCOBICHOTO HaOyBaya BIAMOBIIHO 10 OCTAHHIX 3MiH IIUBIIHLHOTO 3aKOHOJAABCTBA
Vkpaiau. Oco0nuBy yBary npuaUICHO HOBEIaM YKpaiHCHKOTO 3akoHoAaBcTBa 2025 poky MO0
MOCUJIEHHSI TapaHTii mpaB A00pOCOBICHOrO HabyBaua HEPYXOMOCTI, 3alpOBAKEHHM 3aKOHOM
VYkpainu Ne 4292-1X. BusnaueHo, 110 11i 3MiHU CTIPSMOBaH1 Ha MiJIBUIIEHHS CTaOUTBHOCTI IIUBLIb-
HOTO 00OpOTY Ta 3aXUCTY JOBIPH JI0 JIEP>KABHOTO peecTpy mnpas. [IpoananizoBaHO 3ampoOBaKEHHS
JIECATUPIUHOTO CTPOKY JUJIsl BIHIMKAILIT MaifHa y 1OOPOCOBICHOTO BJIACHUKA, YTOUHEHHS KpUTEpiiB
T00pOCOBICHOCTI Ta MEXaHI3MIB KOMIIEHcalll y pa3l BUTpeOyBaHHS MaiiHa. 3po0JIEeHO BHCHOBOK,
10 BJOCKOHAJIEHHS IPABOBOTO PETYJIOBAHHS JOTOBOPY KYHIBII-MPOAAXKY HEPYXOMOIo MaifHa
noTpedye HOPMAaTHBHOI'O 3aKpIMJIEHHS L[bOTO JIOTOBOPY SIK OKPEMOIo BHJy, yHidikaiii cyaoBoi
MPAKTUKU Ta MOJAIBIIOI0 PO3BUTKY IHCTUTYTY 3aXUCTy J0OpocoBicHOro HaOyBada, 110 3abe3me-
YUTh MPABOBY BU3HAUEHICTb 1 CTAJIUI PO3BUTOK PUHKY HEPYXOMOCTI B YKpaiHi.

Kurouosi cioBa: 10roBip KymiBii-IpoAaxy, HEpyXoMe MaiiHO, ICTOTHI YMOBH, ITPaBo BJlac-
HOCTI, HEPYXOMICTh, JIepKaBHA PEECTparlisi, HOTapiaJdbHE IMOCBIIUEHHS, TOOPOCOBICHUN BOJIOII-
Jelb, rapaHTii, MOMEHT Nepexoy IpaBa BIACHOCTI, BUTpeOyBaHHS MaifHa 13 4y)KOr0 HE3aKOHHOTO
BOJIOIHHS (BiH/IMKAIlisI), TO30BHA JABHICTh.
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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 HaWIIHHIIMMX 00’ €KTIB MaiHOBHX mpaB. [lompu Take KItOUOBE
3HAUEHHSA LbOTO MPaBOYMHY, 3aKOHOJABYE PETryJIOBaHHS Ma€ HU3KY HEIOJIIKIB.
3okpema, lluBinmbHUN KoAeKC YKpaiHM HE BHIUISE JOTOBIp KYMiBIi-IIPOJAKY
HEPYXOMOCTI SIK OKPEeMH BHUJ, 1€, Y CBOIO UEPTy, 3yMOBJIOE 3aCTOCYBAHHS JIHILIE
3araJlbHUX MpaBWI KyMmiBai-pojaxy. KpiM Toro, BiACYTHICTh YITKOTO BHU3HAYEHHS
MOMEHTY Ha0yTTs MpaBa BIACHOCTI MOPOKYE IOPUANYHY HEBU3HAUYECHICTH 1 MOXKE
CIOPUYMHATH CYNEpeyku Mk cropoHamu. lle poOuTh AOCHIIKEHHS MpPaBOBOI
IPUPOIHN Ta 0COOIMBOCTEHN I[HOTO JOTOBOPY AKTYaIbHUM.

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. Tonsnauxk [8], P. A. Maiinanuk [10] Ta iHmumx. B iXHIX po0oTax po3riasgaroThCs
ICTOTHI YMOBHM JIOTOBOPIB KYITIBII-NPOJAXKY, 30KpeMa MpeaMeT 1 I[iHa, a TaKOoX
MIJIKPECITIOETHCS BAXIUBICTh YITKOTO BHU3HAYEHHS 3MICTY JIOTOBOPY K KOHCEHCY-
aJIbHOTO TIPAaBOYHHY.

VY mpaisix HayKOBIIIB TaKOX MOPYIIYETHCS MUTAHHS CHEHU(IKK BIAUYKEHHS
00’€KTIB HE3aBEPIICHOro OyIiBHUIITBA W MalOYTHIX 0O0’€KTIB HEPYXOMOCTI, IO
noTpedye BpaxyBaHHS CHELIAIbHUX HOPM IpaBa. Aje psja npoOiieM Iie 3aiuila-
I0THCSI HEBUPIIIEHUMHU 1 TOTPEOYIOTh I€TAIbHOTO AOCIIIKEHHS.

Dopmysanns memu cmammi. MeTOI0 CTaTTI € BceOIUHE TOCTIIKEHHS MPaBo-
BOi IIPUPOJIU JIOTOBOPY KYMiBII-MPOAAXy HEPYXOMOI0o MaiiHa, aHaJi3 HOTro 1ICTOTHUX
YMOB, OCOOJIMBOCTEH yKJIaIeHHS Ta BUSBIICHHS MIPOTAIMH Y YAHHOMY 3aKOHOJIaBCTBI
i (QopmymtoBaHHS MPOMO3UINNA I0J0 BIOCKOHAJEHHS IPABOBOIO PETYJIIOBAHHS
JTAHOTO THCTHUTYTY.

Buknao ocnosnozo mamepiany. IIpaBoBITHOCUHH, SIKI BUHUKAIOTH 13 JOTOBOPY
KYIIBII-IIPOJIaXy, € OJHUMHU 3 HAUTIOMIMPEHININUX Y cydyacHOMY cBiTi. Cepen pi3HUX
HOT0 BUIB OCOOJIMBE 3HAYEHHS MA€ JIOTOBIP KYIIIBII-MPOAAKY HEPYXOMOIO MaiHa,
IO BIITpa€ KIIOYOBY pOJb Yy pEryJiOBaHHI MalHOBUX BIAHOCHH. ICcTOpHYHO
IHCTUTYT KYMIBII-MPOAAXKY MA€ JIOCUTh TJIMOOKE KOPIHHSA, IO CArae IIe 4YaciB
KJIACHYHOTO PUMCBHKOTO TipaBa. JleraibHe BHU3HAYEHHS MOHSTTS JOTOBOPY KYIIIBIIi-
npoAaxky Ta Horo cyTb MICTUThCS y ctarTi 655 LuBibHOrO KOAekcy YKpaiHu
BIJIMOBIZHO /10 SIKOi «3a JIOTOBOPOM KYIIBJII-TIPOJIaXKy OJHA CTOpOHa (MpOJaBellb)
nepenae ado 3000B'13y€eThCs MepeaTh MailHO (TOBap) Yy BIJIACHICTH APYTiil CTOPOHI
(mokymIeBi), a MOKYyMeIb npuiiMae abo 3000B'SI3yEThCS MPUNHATA MalHO (TOBap) 1
CIUIATUTH 32 HHOTO MEBHY IPOIIOBY cymy» [1].

BpaxoBytoun Bule3azHaueHe, IOPUIUNYHOIO XapaKTEPUCTUKOIO IILOTO JOTOBO-
Py € IJIaTHICTh, ABOCTOPOHHICTh, KOHCEHCYaJIbHICTh, COPSIMOBAHICTh HA NEpenavy
mpaBa BJIACHOCTI Ha MaiHo [2, ¢. 130].
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JloroBip KyHiBIi-IIPOJIaXXy Ma€ Ha METI BIAUY>KEHHS MailHa MpojaBIEM Ta
HaOyTTA MpaBO BJIACHOCTI Ha HbOTO MOKYyMIeM. BiH ciyrye 1opuInyHOIO MiICTaBOIO
JUIsT BUHUKHEHHSI 3000B’SI3aJIbHUX MPABOBITHOCHUH MIX CTOpPOHAMH, PE3YJIbTaTOM
SAKUX € TIepeXiJl O MOKYIIs a0COIIOTHOIO PEYOBOI0O MpaBa.

VY cydacHOMY MpaBOBOMY CEPEIOBHINI HAOYBalOTh OCOOJIMBOI aKTyaJdbHOCTI
MPABOBITHOCHHM, III0 BWHHUKAIOTH 13 JIOTOBOPIB KYMIBIi-TIPOJIaXy HEPYXOMOTO
MmaiiHa. Ile oOymoBieHO, B Mepily 4epry, 3pOCTaHHSIM IOMHUTY Ha 00'€KTH HEpyXo-
MOCTI, SIK y MOOYyTOBOMY, Tak 1 B KOMEpPIIIMHOMY acIleKTi, a TaKOXX IMOCHJICHHSIM
yBaru 70 TapaHTId peaiizaiii mpaBa BIACHOCTI, IO 3aKpilieHE 3a TPOMajsHAMU
Ykpainu Ha KOHCTUTYLiHHOMY piBHI. lle BKiIOo4ae B cebe MOXKIMBICTH, BUIHHO, Ha
BJIACHHUM PO3CY]l 1 BIAMOBITHO IO YAHHOTO 3aKOHOJIABCTBA, PO3MOPSIKATUCSA CBOIM
MalHOM, Ji¢ [Kpa3 LHUBUILHO-NPABOBI JOTOBOPU CIYTYIOTb OCHOBHHM IPaBOBUM
MEXaHI3MOM pealtizallii 3a3Ha4yeHOro MpaBa. Y KIaJeHHS JTOTOBOPY KYMiBIi-IIPOJAKY
HEPYXOMOTr'0 MailHa € He JIMIIe CIOocOOOM peaii3alii CBOro mpasa BIACHOCTI, a U
BYXJINBUM TPABOBUM 1HCTPYMEHTOM, IO OTIOCEPEIKOBYE MEpexia mpaBa BIACHOCTI
Ha OJIMH 3 HAMIIIHHIIINUX 00'€EKTIB IIUBILHOTO 00OPOTY - HEPYXOMICTb.

Ha >xanb, Ha manuit MoMeHT, y LluBiTbBHOMY KOJIeKCl YKpaiHu BiJICYTHE pO3Me-
KYBaHHSI JIOTOBOPY KYMIBII-MIPOJAXy Ta JIOTOBOPY KYMIBII-MIPOJAKY HEPYXOMOIO
MmaiiHa. g yKiIajgeHHS OCTaHHBOTO 3aKOHOJABIIEM JIMIIE BHU3HAYEHO OCOOJIMBY
dopmy Horo yknagansas. Ha Moo IyMKy, 1€ € HeO0JIIKOM 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].

JloroBip KymiBii MpoJaxy HEOOX1JHO BU3HAYaTH OKPEMHUM BHUAOM JOTOBOPY
KyHiBJIi-Npoaaxy. Moro oco6IMBOCTI BHPaXAIOThCS y CrelndiyHOMy HpeaMeTi —
HEPYXOMOMY MaiiHi. BuU3HAu€HHS MOHATTA «HEPYXOMICTb» (HEPYyXOME€ MailHO)
Mmictutbes y LuBinbHOMY Komekci Ykpainu (mami — LUK Vkpainu) [1] Ta B 3akoHi
VYkpainu «lIpo Inoteky» [4].

Hepyxome MmaitHo, BianosiaHo a0 crarti 181 1K Ykpainu, Bkitouae 3eMenbHi
JUISSHKY Ta 00’ €KTH, 110 PO3TAIIOBaHI HA HUX 1 HE MOXKYTh OyTH mepemilieHi 0e3
3HEIIHEHHST a00 3MiHM iXHbOro mpusHadeHHs. Okpim toro, y LK 3a3nauene, mio
3aKOHOM MO’K€ OyTH BCTaHOBJICHO PEXHM HEPYXOMOTO MaiHa MO0 MOBITPSHUX 1
MOPCBHKUX CYJIeH, CYZIeH BHYTPIIIHBOTO IUIABAHHS, KOCMIYHUX OO0’€KTIB Ta 1HIIMX
pedeil, mpaBa Ha Kl NIUISTalOTh JAepxaBHIM peectpauii [1]. Busnauenns, mio
Mmictutbes y 3Y «lIIpo imoteky» € aHanoriuaum [35, c. 53-54].

Buxoasun 3 aHamizy 3aKOHOJABYMX TOJOKEHb 1 YCTAJICHOI MPAKTHKH, IO
OCHOBHHMX O3HaK HEPYXOMOTO MaiHa CJij BIAHECTH: (I3UYHY HEMEpEeMIIyBaHICTh
00’exkTa 0€3 MOro 3HELIHEHHS Yd BTPaTH (YHKLIOHAJIBHOTO MpPU3HAYEHHS; TICHUUN
(GyHKITIOHATBHUN 3B’ 130K 13 3€MENIBHOIO JAUISTHKOIO, 110 3a0e3mneuye Horo CTaiicTh Yy
npocTopi; 30epekeHHsT PyHKIIIOHATHHOTO HABAHTAKCHHSI JIUIIIE 32 YMOBH TPUB’ I3KU
JI0 KOHKPETHOI TepuTOopii (KUTI0BE, BUPOOHHYE, IHKCHEPHE TOIIO); 000B’SI3KOBICTh
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JepKaBHOI peecTpallii mpaB Ha Taki 00’€KTH; MOKJIMBICTh BCTAaHOBJICHHS CIICITi-
QIBHOTO MPABOBOTO PEKUMY HEPYXOMOCTI JIJIsl OKPEMHX BHIIB peUeil 3aKOHOM.

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

[Tonpu HasiBHICTH 0a30BUX 3aKOHOAABYMUX OPIEHTUPIB, Yy MPaBO3aCTOCOBHIHN
MPAKTUIll BUHUKAIOTh YHUCIEHHI KOJi3il MO0 BIAHECEHHS NEBHUX OO €KTIB 10
HepyxoMoro MaiiHa. BepxoBumii Cya HEOTHOpPa30BO 3BEpTaB yBary Ha Te, IO
NUTaHHS MPAaBOBOI MPUPOJIM 00’ €KTAa Ma€ BUPINIYBATUCA 3 YpaXyBaHHSM SIK (Pi3UK-
HUX XapaKTEPUCTHUK, TaK 1 OPUTUYHOTO PEKUMY HOT0 ICHYBaHHS Ta BUKOPUCTAHHS.

OpHuM 13 JUCKYCIMHMX acCHEKTIB € CTaTyCc 00’ €KTIB HEe3aBEpILIECHOTO OymiB-
HULTBA. Y HU3M noctaHoB BepxoBHoro Cyay (3okpema, crpaa Ne 511/2303/19,
noctanoBa Bix 12 kBiTHA 2023 p.) 3a3HayeHO, MO MPU BUPIIICHHI MUTAHHS PO
BIJIHECEHHS 00’€KTa HE3aBEPIICHOTO OYAIBHMIITBA JI0 HEPYXOMOCTI CyJ Ma€ Bpa3o-
ByBaTu He jwuine (GopmaibHe BBEJCHHS B €KCIUTyaTallito, a i (akKTUYHHMA CTYIIHb
TOTOBHOCTI 00’€KTa, HOTO 3B 30K 13 3€MEIBHOIO0 JUISHKOI Ta peayibHe (DYHKIIIO-
HaJbHE BUKOPHUCTAHHS. Y TaKMX BHUIAJKaX OCHOBHUM KPHUTEPIEM CTA€ HE FOPHINIHE
3aBepIlleHHA Oy/IBHUIITBA, a (DAKTUYHA HEMOXKIIMBICTH MEpeMilIeHHs 00’e€kTa 0e3
BTpPATH HOr0 BJIACTUBOCTEH [6].

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

3 omHOro OOKy, y Hu3II pimeHb BepxoBHoro Cynay 3a3HaueHo, 1m0 achanbT-
TOBaHI MalIaHYUKH ab0 OPOKHE TOKPUTTS MOXKYTh OyTH CaMOCTIHHUM 00’ €KTOM
HEPYXOMOCTI 32 YMOBH, III0 BOHH MAlOTh CTAJM 3B’S30K 13 3€MEIBHOIO JUISTHKOIO,
caMoOCTiilHe (pyHKIIOHAJIbHE MPU3HAYECHHS 1 MJIATAl0Th JEpXKaBHIM peecTpanii sk
00’€KTU THXKEHEPHO-TPAHCTIOPTHOI 1HPPACTPYKTYpHU. 3 1HIIOrO OOKY, Y psii CIpaB
CyJIH JINIUIM BUCHOBKY, IO TaKi 00’ €KTH HE MAIOTh O3HAK CAMOCTIMHOCTI M pO3TJIsi-
JAIOTHCSI JIUIIIE SIK €JIEMEHTH 0JIaroycTporo abo YaCTUHU 3€MENIbHOI JUISTHKH, SIKI HE
MOXKYTbh OyTH MPEAMETOM OKPEMHUX MPABOYMUHIB [7].

Takum unHOM, KBamiikaiis achaabTOBOTO MOKPUTTSA a00 Miji i3HUX IUIAXIB
K HEPYXOMOTro MailHa 3aJIeKUTh BiJI HASBHOCTI CaMOCTIMHOI TOCHOJApPCHKOI 4u
1HKEHEPHOI (DYHKIIII, a TAKOK MOMXJIMBOCTI iX OKpeMoi 1ieHTUu(IKaIli Ta J1ep>KaBHOI
peectparii. He MeHm npo6ieMHUM € MUTaHHS BiAHECEHHS O HEPYXOMOCTI TpyOo-
MPOBOJIB, JIIHIN eJeKTpornepeaad, TEIIOMEPEX 1 BOJOTOHIB. BiICyTHICTh YITKOTO
HOPMATHUBHOTO BHM3HAUEHHS CTATyCy IIMX OO’€KTIB MpH3BENa A0 PO30LKHOCTEH y
CYJIOBI{ TIPaKTHIII.

Bepxosuuit Cyn y HU3II PillIeHh HATOJIOIIYE, M0 Aep>KaBHA peecTpallis mpasa
HE CTBOPIOE CaM CTaTyC HEPYXOMOCTI, ajie € HOro IOPUANYHUM ITiATBEPIKEHHSIM.
Skio 00’ekT (PaKTUUHO Ma€e O3HAKU HEPYXOMOI'O MaifHa, MPOTE HE 3apeeECTPOBAHUI
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y BCTAHOBJIEHOMY MOPSAKY, 1€ MOXK€ OyTH MiACTaBOIO i CyIOBOTO BHU3HAHHS
mpaBa BJIACHOCTI, ajié HE Uil aBTOMATUYHOrO HAOyTTS MPaBOBOTO PEKUMY
HEepyXoMocCTi [8].

Bigmoimao crarti 632 IIK VYkpaiam 1iHa B JOTOBOpPiI BCTAHOBIIOETHCS 3a
JIoMOBJeHICTIO cTopiH. | 3rimuo 31 crarrero 691 LUK Ykpainu «mokymnenb 3000B's-
3aHUH OIJIATUTU TOBAp 3a I[IHOI, BCTAHOBJICHOIO Y JIOTOBOPI KYMiBIIi-TIPOJIaXxy, a0o,
SIKIIIO BOHA HE BCTAHOBJIEHA Yy 10ToBOpP» [1].

CropoHun MawTh CBOOOJY y BH3HAYEHHI BEPXHbOI MEXI1 I[IHH, OJHAK HE
MOXYTh YKJIQJIaTH JOTOBIP KYIIBJI-IIPOJaKY HEPYXOMOCTI 3a IIHOK0, HIKUOIO Bij
BCTAHOBJICHOT 3T1/IHO 3 YHHHUM 3aKOHOAABCTBOM. Le BKOTpe migkpecitoe crenudiky
PO3BUTKY JOTOBIPHMX BIIHOCHH y cdepl KYMBIi-MPOoAaXy HEPYXOMOro MaifHa.
TakuM 4YMHOM, CTOPOHM 3000B’si3aHi JOCSTTH 3rOAM IIOAO I[IHU BXKE Ha eTarl
y3rOJKEHHS 1CTOTHUX yMOB jaoroBopy. IIpu 1mpoMy MiHIMallbHa BapTicTh 00’€KTa
MOXKe OyTHM BCTAHOBJIEHA JIMIIE BIAMOBIIHO JO 3aKOHOJABUOIO TMOPSAKY U He
MIsirac 3MiHI HaBITh 3a OOOIMIBHOIO JOMOBJCHICTIO. OTKe, Xoda 3aKOH 1
3a0e3mnedye CTOpoHaM MEBHY CBOOOy Y BU3HAYCHHI I[IHU JJOTOBOPY, BOHA OOMEKEeHa
IMIIEpPaTUBHOIO BUMOTOIO 111010 MiHIMaJIbHOI BApTOCTI HEPYXoMOcTi [9 c. 189].

3aKOHOJIaBIIEM BCTAaHOBJIECHO 1 0COOJIMBY (GOPMY YKIaJACHHS TaHOTO JOTOBOPY,
mo mnependadae 0OOB’SA3KOBY MHUCHMOBY (opMy Ta HOTapiajdbHE IOCBITYCHHS
o3HaueHoro mpaBouuny [10, C. 26]. BaxynBo 3a3Ha4UTH TAKOX 1 TE, 10 MEPEXiJ
mpaBa BJIACHOCTI Ha HEPYXOME MalHO JO MOKYIIA MiJJIArae Jep>kaBHIN peectpartii
BIAMOBIAHO A0 mosioxkeHb cTaTTi 182 K Ykpainu. [lepxkaBHa peecTpallis npaB Ha
HEPYXOMICTh 3/IIACHIOETHCS BIAMOBIIHUM OPraHOM, SIKWM 3000B'sI3aHUI HaJaBaTh
1H(DOopMaIlio PO peecTparlito Ta 3apeecTpPOBaHi MpaBa B MOPSAKY, BCTAHOBICHOMY
3akoHoM Ykpainu «IIpo nep:kaBHY peecTparlito pedyoBUX MpaB HA HEPYXOME MaMHO
Ta iX OOTshKeHb». BimmoBimHO 10 cTaTTi 6 3a3HAYEHOTO 3aKOHY, «OpraHizaliiHy
CUCTEMY JIEp’KaBHOI peecTparlii mpaB CTaHOBIATH: MiHICTEPCTBO FOCTHUINT YKpaiHU
Ta WOTr0 TEpUTOpiajbHI OpraHu; Cy0 €KTH JEp’KAaBHOI peecTpalii MpaB: BUKOHABYI
OpraHu CUIbCHKUX, CEIUITHUX Ta MicbKuX paj, KuiBchka, CeBacToOIoIbChKa MIChKI,
paiionHi, paifonHi y wMictax Kwueni Ta CeBacTomnosii JaepkaBHiI aaMiHICTpaIlii;
JIep’KaBH1 peecTpaTopu NpaB Ha HepyXxoMe MaiiHo» [11].

[lizcraBoro Jisi IepKaBHOI peecTpalli € HOTaplaJbHO MOCBIIYEHUN AOTOBIP
KYIIBIII-[IPOJIaXKy HEPYXOMOI'0 MaiiHa.

VY Bumanky, SKIMO CTOpOHaMH HE OyJI0 TOTPMMAaHO BHUMOTH TIPO HOTapiasibHE
MOCBITYCHHS IOTOBOPY Takuit goroBip € HikueMHnM ( 4. 1 ctarti 220 IIK Ykpainn).

I3 monoxenns crarti 334 1K VYkpainu BurumBae, 1mo mpaBo BJIACHOCTI HA
MaiHO, 1110 Ha0YBAa€THCS 3a JIOTOBOPOM, SIKMH MOTpeOye HOTapiaabHOrO MOCBIAYEH-
Hsl, BUHUKae y Ha0yBaya 3 MOMEHTY TaKOIro MOCBITYEHHSI a00 3 MOMEHTY HaOpaHHs
3aKOHHOI CHJIM CYJIOBUM DIIICHHSIM PO BU3HAHHS NIMCHUM JOTOBOPY, HE MOCBITYE-
HOTO HOTapiansHO. [IpaBa Ha HEpyXOMe MaitHO, IO MIIATAIOTH JIep KaBHINA peecTpa-



140 36ipHuUK Haykoesux npaub XapKieCbKO20 HauioHanbH020 rnedagoeiyHo20 yHigepcumemy
imeHi I'. C. Ckosopodu «[MPABO». Bunyck 42, 2025 p.

111, BUHUKAIOTh 3 JTHS MPOBEACHHS TAaKOi peecTpallii BIAMOBIIHO 0 BUMOT 3aKOHO-
naBcTBa. Sk 3a3Havae, P. Malimanuk Taka peecTpallisi € €KBIBAJICHTOM TMEPEXOay
BOJIO/IIHHSI Ha pyXOMe MaiftHo mpu nepeaanHi [12, c. 387].

[IpeacraBisieThes, MO JaHa HOpMa chOpMYIbOBaHA HE 30BCIM BJIANI0, OCKLIb-
KM BHUHHMKAIOTh MUTaHHS W00 MOMEHTY HaOYyTTd IpaBa BJIACHOCTI HaOyBaueM.
OCKITbKM JIOTOBIp KYMIBII-MIPOJAXXy HEPYXOMOTO MaiHa MiJUIsrae sk HOoTapialib-
HOMY IOCBIAYEHHIO, TaK 1 AepxKaBHil peecTparlii. | 3 omHOr0 60Ky, HOpMa BHU3HAYAE,
IO MPaBO BIACHOCTI MEPEXOAUTh 3 MOMEHTY HOTapiaJIbHOTO MOCBIAYEHHS, a 3
IHIIIOTO 3 MOMEHTY JIepKaBHOI peecTpallli. ¥ 3B’S3Ky 3 IIUM y CYJOBIA MpaKTHII
BUHUKAIOTh MPOOJIEeMHU BU3HAYEHHSI MOMEHTY NIEpPeX0/y MpaBa BJIAaCHOCTI Ha HEPYXO-
MICTh 32 JJOTOBOPOM KyTiBIi-ipojaxy. BC y cBOiX MpaBOBUX MO3UIISIX HEOIHOPA-
30BO MIJKPECITIOBAB, 110 Aep>KaBHA peecTpallis € IOPUINIHUM (PaKTOM-IT1ITBEPIKEH-
HSIM, a HE MICTaBOIO HAOyTTs mpasa BiacHocTi [13].

OpHuM 13 HaWCKIIATHIMIUX TMUTaHb MPABO3aCTOCYBAHHA € PU3MK BIHAMKAII -
BUTpeOYBaHHS MaiiHa y JI0OpOCOBICHOTO HaOyBada (MOKYIIIA) 0CO00I0, sika BBaXKAE
cebe CpaBKHIM BIACHUKOM. TpaauliiHO yKpaiHChbKE LMBLIBHE MPaBO BUXOIUIO 3
NPUHIUITY a0CONIOTHOTO 3aXUCTY MEPBICHOTO BIIACHUKA, IO JO3BOJIAJIO BUTPEOY-
BaTU MAWHO HAaBITh y JOOPOCOBICHOTO MOKYIILA, SIKIO MOMEPEAHIN BiIUy>KyBay HE
MaB IIpaBa HOTo MPOIaBATH.

Taka no3wutris, xo4 1 BianoBigana ¢GopmaiibHiil OykBi mpaBa, PaKTUYHO MIIPHU-
Bajia CTAOLIBHICTh UBLIBHOTO 00OPOTY Ta JOBIPY A0 IHCTUTYTY JAEp>KaBHOI peecTp-
paiii. BupimienHs: 110ro KOH(MJIIIKTY 1HTEpPECIB CTajJo OJHUM 13 3aBAaHb pePopMu
UMBUIbHOTO 3akoHogaBcTBa 2025 poky. IlpuitHsatuit 3akon Ykpainum Ne 4292-1X
«IIpo BHecenHs 3miH 0 [{uBinbHOTO KOAEKCY YKpaiHM MO0 MOCHJICHHS 3aXUCTY
npaB goOpocoBicHOoro HaOyBaua» (HaOpaB umHHOCTI 9 KkBiTHA 2025 p.) iICTOTHO
3MIHUB M1JIX11 0 BIHAMKALIL HEPYXOMOTO MaiiHa.

[{uM 3aKOHOM 3aNMPOBAHKEHO NECATUPIYHUI TPAHUYHUN CTPOK /I BUTPEOy-
BaHHS MaliHa y JI0OpPOCOBICHOTO HalyBauya, 110 3a0e3neuye nependayyBaHIiCTh IU-
BUIBHOTO 00OPOTY Ta 3MEHIIY€E PU3UK TIOBIOCTPOKOBUX IpeTeH3ii. Takox, nepeaoda-
YeHO KOMIICHCAIIMHUN MeXaHi3M, SKHM TrapaHTye J00pOCOBICHOMY BJIACHUKY
BIJINIKOTYBaHHS BApTOCTI BTPAUEHOT0 MaiiHa ad0 BUTpAT y pa3i 3aJ0BOJICHHS [T030BY
npo BUTpPeOYBaHHS. YTOYHEHO MOHATTS “‘HOOpocOBICHOCTI HaOyBaua”. Binremnepnb
BU3HAYAJILHUM € HE JIUIIE BIJCYTHICTh 3HAHHS MPO HEMPABOMIPHICTH BIIUYKECHHSI, a
1 Hasie)xHa 00auyHICTh i1 Yac YKJIaJCHHS MPaBOUMHY — MEPEBIPKa PEECTPIB, JOKY-
MEHTIB, TPAaBOBCTAHOBJIIOIOYHX AKTIB TOIIO.

binbi Toro, ynockoHalieHO HpaBuiia 0OYMCIIEHHS MMO30BHOI JaBHOCTI. Temep
MOMEHT ii MOYaTKy OUIbII YITKO NPUB’A3YETbCS 1O MOMEHTY, KOJHU BIIACHUK
Jl3HaBCs 00 MIT A13HATUCA MPO MOPYILIEHHS CBOTO MpaBa.

Ha npuiiHSTTS 1IuX HOBEN ICTOTHUM BIUIMB 3MIIMCHUJIA CYJI0Ba MpakThKa. Tak,
y moctaHoBi Kacarriitnoro rocmogapcekoro cyay Big 29 tpaBus 2024 p. (cmpasa
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Ne 910/5808/20) cyn 3a3HaumB, IO MPU PO3IIISAI MMO30BY MPO BUTPEOyBaHHS MaiiHa
CyJl Mae€ OIlIHIOBAaTH CTYIIHb JO0OPOCOBICHOCTI HaOyBada, peaibHYy MOKIJIHBICThH
MEePEBIPUTH 3aKOHHICTh BIIUYKCHHS, a TAaKOX HACIIJIKH JUIs CTa0LIbHOCTI MaHHOBHUX
BifiHOCUH [14]. Lle cBiAUMUTH MPO MOCTYNOBE HAOIMKEHHS YKPaiHCHKOT MPaBO3acTo-
COBHO{ MPAKTHKH J0 €BPONEHCHKUX CTAaHIAAPTIB, 1€ MPUHITUII TPABOBOT BUSHAUYCHOCTI
Ta 3aXHCT JIOBIPU JO PEECTPY MEPEBAXKAOTH HAJl (POpMaTHLHUM MPaBOM IEPBICHOTO
BJIaCHMKA. TakWil MiAXi CTaHE CEePbO3HOI TapaHTIE IIpaB JO0OPOCOBICHOTO
NOKYMIS Y BUIAJKAX MPeA sBICHHS A0 HbOIO BUMOTU NMPO BUTPEOYBaHHS MaiiHa
0c00010, sika BBaXkae ceOe HOro BIACHUKOM.

BucnoBku. CyyacHa MOJeNlb NMPABOBOTO PEryIIOBAaHHS JOTOBOPY KYIIIBIIi-
IpoAaky HEPYXOMOro MaifHa B VYKpaiHi JIEeMOHCTpye mepexia Bil ¢opMaiIbHO-
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
no0pocoBicHOr0 Hal0yBadya HEOOXiJIHa Tojaibina yHi(iKalis Cyl0BOi MPAKTUKH,
pO3pOOJIECHHSI METOAMKMA KOMIICHCAIll Ta YJAOCKOHAJIEHHS I1HCTUTYTY NEpEeBIPKU
IIPaBOBOr'O TUTYJY NP YKJIAJIE€HHI IOTOBOPIB.

VYpaxoByloun BUIIEBUKIAJAEHE, MOKHA 3pOOUTH BUCHOBOK MPO HEOOXI1IHICTh
YIOCKOHAJIEHHS 3aKOHOJ/IABYOI0 PEryJIIOBaHHS JOTOBOPY KYIIBII-NPOAAXKY HEPYXO-
MOTO MaiHa MUISIXOM HOPMATUBHOTO 3aKPIIJICHHS HOTO K OKPEMOTO BUAY JOTOBOPY
Ta YITKOTO BHM3HAYEHHS MOMEHTY HaOyTTs mpaBa BiacHocTi. lle cnpustume
3MIIHEHHIO MPABOBOT BU3HAYEHOCTI, CTAOUILHOCTI UBIILHOTO O0ITY Ta HaJIIMHOMY
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. 4292-1X. 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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