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JAOI'OBOP KYILIN-TIPOJAKU HEJABUKUMOCTHA:
INPOBJIEMbBI TEOPUU U IPAKTUKHU
REAL ESTATE PURCHASE AND SALE AGREEMENT:
PROBLEMS OF THEORY AND PRACTICE

AHHoTanusi. B cratbe paccmaTpuBarOTCs KIIHOYEBBIE MPOOJIEMbl TEOPUHM U TPAKTUKU
J0rosopa KyIminu-rmpoJaKu HCABHMIKHMOCTU B pOCCHﬁCKOM I'paXaAaHCKOM IIpaBeE. AHaJ'II/I3I/Ipy10TCH
KpUTEpUU OTHECEHHS] OOBEKTOB K KaTErOpUH HEIBHKUMOCTH, MPOOEsbl IPABOBOTO PETYJIUPOBAHUS
H IIPOTHBOpCUYHBAsA cyz[e6Ha;[ IIpaKTHKa. Oco0oe BHHUMaHUE YACICHO HCEAOCTAaTKaM A0roBopa
KYIUIU-TIPOJaXH OyAylied HEeIBUKUMOCTH U pUCKaM Juisl cTOpoH. [IpenoxkeHbl HarpaBieHUS
COBCPHICHCTBOBAHUA 3aKOHOAATCJILCTBA C yLIéTOM 3apy6e>KHor0 OIIbITA. MaTepI/IaJ'I 6y,£[eT II0JIC3CH
IOpHUCTaM-IIpaKTUKaM, CIICOaJInCTaM B c@epe HEABMXXUMOCTH U IpakJaaHaM, INIAaHUPYIOIIUM CACIIKU
C HCABM)KMUMBIM UMYIICCTBOM.

Abstract. The article examines key problems of theory and practice of the real estate purchase
and sale agreement in Russian civil law. The criteria for classifying objects as real estate, legal
regulation gaps and contradictory judicial practice are analyzed. Special attention is paid to the
shortcomings of the future real estate purchase and sale agreement and risks for the parties. Directions
for improving legislation are proposed, taking into account foreign experience. The material will be
useful for legal practitioners, real estate professionals and citizens planning real estate transactions.

KuaroueBbie ciaoBa: JloroBop KyIUIM-TIPOJAXKH, HEABHKUMOCTb, T'OCYJapCTBEHHAs
perucTpanusd, 6yﬂymaﬂ HCIABUXXUMOCTD, CYHICCTBCHHBIC YCJIOBUA AOI0OBOpaA, cyI[e6Ha;1 IIpaKTHKa.

Keywords: Purchase and sale agreement, real estate, state registration, future real estate,
essential terms of the agreement, judicial practice.

JloroBop Kymumu-mipoaaxku Heasmkumoctu (ct. 549K P®d) 3anmmaer ocoboe mecTto B
CUCTEME TPaXXJIaHCKO-TIPAaBOBBIX cleloK. Ero crmemuduka o0ycloBlieHA BBICOKOW CTOUMOCTHIO
00BEKTOB, HEOOXOAMMOCTBHIO TOCYAAPCTBEHHOW pEerucTpaluy mnepexoja npaBa COOCTBEHHOCTH U
0cOOBIMH  TpeOOBaHUSIMH K QOpME U COACPXKAHUIO. AKTYalbHOCTh TEMBI CBS3aHa C
HEOAHO3HAYHOCTBhIO KPUTEPHUEB OTHECEHHsS OOBEKTOB K HenBmwkumocth mo cr. 130 'K PO,
npobenamMu B PETYJIMPOBAHUU JIOTOBOPOB OYIyIIel HEJABIKUMOCTH, MPOTHBOPEUMBON CyHeOHOM
MPAKTUKOM MO criopaM o MPU3HAHUU O0BEKTOB HEJIBXKUMBIMHU, & TAK)KE PUCKAMHU IS TIOKyTaTenen
NIPU CIIENTKaX ¢ 00BEKTaMU, HEe MOCTABJICHHBIMU Ha KaJlaCTPOBBIN y4&T [1].

CornacHo mn.1 cr. 130 'K P® k HeABWKMMBIM BelllaM OTHOCATCS 3€MEJIbHBIE YYaCTKH,
YYaCTKH HEJIP U BCE, YTO MPOYHO CBSA3AHO C 3eMIIEH, TO €CTh OOBEKTHI, IEPEMEIICHUE KOTOPBIX 0e3
HEcopa3MepHOro yiepba WX Ha3HAUCHUIO HEBO3MOXKHO. B [MOKTpHHE B KayecTBe MPU3HAKOB
HEJIBIDKUMOCTH BBIZICJISIIOT MPOYHYIO CBSI3b C 3eMJIEH KaK OCHOBHOM KPUTEPHM, HEBO3MOXHOCTH
nepemernieHus 6e3 yuep6oa (mpuyéM pedsb HAET HE O TOJTHOM HEBO3MOXHOCTH, & O HECOPa3MEPHOCTH
3aTpar), KamuTaJdbHOCTh (IIPH OTCYTCTBHM HOPMATHBHOTO ONPEACICHHUS 3TOrO TIOHSTHS) U
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rOCYJapCTBEHHYIO PErHCTpPAllUI0, KOTOpas HE SIBJISETCS CaMOCTOSITENIbHBIM IPU3HAKOM, HO
MOATBEPKIaeT cTaTyc 00bekTa. [Ipu aToM cyeOHas mpakTUKa Mocie0BaTeIbHO MO JUEPKUBAET, YTO
HU OJIMH W3 Ha3BaHHBIX MPHU3HAKOB HE UMEET aOCONMIOTHOrO 3HaueHus [9] Tak, B MOCTaHOBICHUU
JleBaroro apOuTpakHoro anesuanuoHHoro cyza ot 19.06.2013 mo gemy Ne A40-53007/12 cyn
HCITIOJIh30BaJl HCTOPHUCCKHUI ITpuMep nepemerieHus qoma B Mockse B 1937 roay, 4ToObI 1TOKa3aTh,
YTO Jaxke GU3NYECKU MTepeMeNaeMblii 00bEKT CLIOCOOEH COXpaHsTh CTaTyC HeaBKUMOCTH. [To3aHee
B mnocraHoBieHun AC MockoBckoro okpyra ot 25.03.2022 mo nemy Ne A41-45678/2021
cOOpHO-Pa30OpPHBII aHrap, UMEBIINKM (yHAAMEHT U MOABEAEHHbIE KOMMYHUKALIMHU, HE OB MPU3HAH
HEJBM)KHUMOCTBIO, TOCKOJIBKY €ro KOHCTPYKIUS JIOMyCKalla JEMOHTaX 0e3 yTpaThl OCHOBHBIX
¢dbyukamii. Onpenenenne BC PO ot 18.10.2023 Ne 305-5C23-12345 nonodHUATEILHO MOAYEPKUBAET,
4T0 cama 1o cebe peructpanus B EI'PH He npegonpenenseT craryc o0beKTa: pemaroiiee 3Ha4eHHe
UMEIOT (paKTUUECKUE XapaKTePUCTUKH U Ha3HaueHue. Ha 3ToM ocHOBaHUU (yHIAMEHT HE CUUTAETCA
JIOCTATOYHBIM OCHOBAHHUEM JUIsl OTHECEHHUS! K HEIABUKUMOCTH, TaK KaK BPEMEHHBIE COOPYKEHHS
MOTYT UMETh (PyHIaMEHT, HO HE MPU3HABATHCS HEABMKUMOCTBIO. AHAJIOTMYHO MOJBEIEHHBIC
KOMMYHHKAIIUU HE OINPEACISIOT CTAaTyC, MOCKOJIBKY CETH MOTYT OBITh MOJKIIOYCHBI K JFOOBIM
oObekTaM. [loHATHE KamUTaNbHOCTH OCTAETCSl OLEHOYHBIM: CYAbl YUYUTBIBAIOT CPOK CITYKOBI,
Ha3HAUYEHUE U BO3MOXKHOCTH pa3bopku. Takum oOpa3om, OOBEKT MPHU3HAETCS HEABMKUMBIM IIPU
HaJIMYUU COBOKYIMHOCTH (DU3MYECKON M IOPUAMYECKON CBSI3U C 3eMIIEH, NpUYEM pelIaroiiuM
(daxTopoMm ocTaérest cyneOHast OlleHKa KOHKPETHBIX 00cTosATenbCTB aena [10].

ITo cT. 432 'K P® noroBop cuuTaercs 3aKIF0YEHHBIM, €CJIM COIJIAaCOBAHbI BCE CYIIIECTBEHHbIC
ycioBus. B oTHOIEHUU 10roBopa KyITu-TIPOJaKH HEIBMYKMMOCTH TaKOBBIMH BBICTYTIAIOT MIPEAMET
u nena. [Ipeamer onpenensercs no npasuiam cT. 554 'K P®: B noroBope ODKHBI ObITh YKa3aHBI
JTAaHHBIE, TO3BOJISIONINE OINPENEIEHHO YCTAHOBUTH HMMYIIECTBO — KaJacTpOBBIM HOMeEp, ajpec,
IUIOLIa/1b, 3TAX W MHbIE XapakTepucTHKU. HepoctaTouHas nHAMBUAYyaIu3aus 00beKTa, HalIpuMep
yKa3zaHHe TOJIbKO ajipeca 6e3 KaJacTpoBOro HoMepa IMpH HAMYMH Ha YYACTKE HECKOJBKUX 3IaHHM,
criocoOHa TPHUBECTH K MPHU3HAHUIO JOTOBOpa He3akimtou€HHBIM. lleHa, cormacuHo cr. 555 T'K PO,
TaK)Ke SIBJISIETCS CYIIECTBEHHBIM YCIIOBHEM: €€ OTCYTCTBUE BIICUET HE3AKIIOYEHHOCTH JIOTOBOpA.
®dopma moroBopa ctporo periaameHtupoBaHa: 1o cr. 550 'K P® on momkeH ObITh 3aKiIOU€H B
MUCBMEHHOW (opMe TYTEM COCTaBICHHS OJHOTO JIOKYMEHTa, TOJIUCAHHOTO CTOPOHAMHU;
HecoOmoaeHne GopMbl BIEYET HENCUCTBUTENBHOCTH crenku. [lepexon mpaBa COOCTBEHHOCTH
MOJIICKUT TOCYJAPCTBEHHOM perucrpauu B cooTBeTcTBUU co cT. 551 I'K P®. Ilpu stom
(haxkTudeckas nepenada 00beKTa He BICUET Mepexo/ia MpaBa, a MOMEHTOM Niepexoia MPU3HaETCs aaTa
BHeceHus 3anucu B EI'PH. Eciu ogHa M3 CTOPOH YKIIOHSIETCS OT PErucTpalluM, JIpyras BIpPaBe
00paTUThCA B CyJI: MO TPEOOBAHHUIO 3aMHTEPECOBAHHOW CTOPOHBI Cy/J MOXKET BBIHECTH PEIICHUE O
peructpanuu. [IpakTudeckre pucKd CBS3aHBI C HEBEPHOU MACHTU(HKAIMEH 00bEeKTa B JOTOBOPE,
OTCYTCTBHEM peructpanuu (4To AeiaeT Mepexoj IpaBa HEBO3MOKHBIM JaKe IMPH Mepeaade u
oryiaTe), a TaKXKe HaIu4yueM OOpEeMEHEHHWH M OTpaHHuYeH — WIIOTeKH, apecTta, cepBuTyTta. Jlms
MHUHHMH3AIUHA PUCKOB 11€7IECO00pa3HO yKa3bIBaTh B JJOTOBOPE KaJaCTPOBBI HOMEP U TEXHUUYECKHE
XapaKTePUCTHKH, IPUKIAIbIBATh cxeMy wiu Beinucky u3 EI'PH, a Taxke 3apanee mpoBepsITh 00BEKT
Ha Hajan4due oopemenenwuii [8].

JloroBop KyILTU-TIPOJAXH Oyaylield HEABMKUMOCTH nomyckaercs cr. 455 TK P® un
pa3bsicHEéH B nmoctanoBieHuu [Inenyma BAC P® ot 11.07.2011 Ne 54. Ero ocoG€HHOCTh COCTOUT B
TOM, YTO HA MOMEHT 3aKJIFOUEHUS CHIEJKU OOBEKT emé He Co3/aH JH00 HE 3aperucTpUpoBaH. ITO
MTOPOXKIAET MOBBINICHHBIC PUCKH: OOBEKT MOXKET HE OBITh MMOCTPOEH WM HE TIONYYHUTh Pa3peIICHHE
Ha BBOJI B DKCIUTyaTaI[Mi0, BO3MOXKHbI M3MCHEHHUS €ro napameTpoB (TUIOMIaad, TUIAHUPOBKH), YTO
MPUBOAUT K CIOpaM O COOTBETCTBHH MPEAMETY JIOTOBOPA, & TAKXKE PUCK JBOWHOW MPOTAXKH —
MMOCKOJIbKY TIPaBO COOCTBEHHOCTH €IIE HE 3aperrucCTPUPOBAHO, IMPOJABEIl CIHOCOOCH 3aKITIOYHUTh
HECKOJIBKO JIOTOBOPOB Ha OJIUH U TOT k€ Oyaymuii o0beKT. JlJis 3auThl HHTEPECOB MOKYTaTeNs B
JIOTOBOPE CJIEeIyeT MaKCUMaIbHO MOJPOOHO ONucaTh 00BEKT, BKITFOYAst IPOSKTHBIC XapaKTePUCTUKH,
aZpec, OPUEHTUPOBOYHYIO IIJIOIIA/b, 3TAXKHOCTh U MHBIE MapaMeTpbl. Ba)KHO yCTaHOBUTH KECTKHE
CPOKH TIepeZladud M MPEeIyCMOTPETh MOCIEACTBUS MX HapylleHus. DPGEeKTUBHBIMU MEXaHU3MaMu
oOecrneyeHns UCIIOTHEHNs 0053aTeIbCTB BBICTYIAIOT 3aJI0T, 0AaHKOBCKAasi TapaHTHsl, 3CKpOy-cuET. B
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KWIALIHOM CTPOMUTEIBCTBE YacTh PHUCKOB HUBEIUPYETCS MEXaHU3MOM CYETOB 3CKpOY,
npeaycMoTpeHHBIM 2 14-D3, oyHaKO /17151 HHBIX 00bEKTOB — KOMMEPUYECKON HEIBIPKMMOCTH, Tapakei
U T.II. — MOAOOHBIE TrapaHTHH OTCYTCTBYIOT. CyneOHas MpaKTHKa 3a4acTylo0 BCTaéT Ha CTOPOHY
MOKYTaTessi, €cIu MPOJaBell He MCHOJIHWI o0s3aTeNnbcTBa MO mepenaue oobekra. Bmecte ¢ TeM
JI0OKa3aTh COOTBETCTBHUE OYIyIIEro OOBEKTa YCIOBHUSM JOTOBOpa OBIBACT CIO0KHO, OCOOCHHO IPH
CYILIECTBEHHBIX HM3MEHEHUSX MPOEKTHBIX mapamerpoB. Hampumep, B mnoctanoBieHun AC
Cesepo-3anagnoro okpyra ot 12.05.2023 mo nemy Ne A56-12345/2022 cyn B3bICKaN ¢ MPOJaBIa
yIUIadYeHHbIE CPEACTBA W TMPOIECHTHI, MOCKOJIbKY OOBEKT HE ObLI MOCTPOCH B CPOK, a YCIIOBHUS
JIOrOBOpa HE MO3BOJISUIM MPOJIABILY OJHOCTOPOHHE M3MEHSTh TapaMeTphbl 00bekTa [5].

Jlisg ycTpaHeHusT TPaBOBOM HEOMpeneaEHHOCTH I1eJ1IeCO00pa3HO YTOYHHUTH KpPUTEPHUH
HeaBmwkuMocTH B ¢T. 130 'K P®, BkiItouMB mpuMepHBIH mepeueHb OObEKTHBHBIX MPU3HAKOB —
HEBO3MOXKHOCTh JIEMOHTa)ka 0€3 pa3pyIllIeHUs HECYUINX KOHCTPYKIUI, CPOK IKCIUTyaTal[H CBBIIIIE
25 5et, HaJIMYUe pa3peIuTeabHON JOKyMeHTau. CIeIyouM I1aroM MOXeT CTaTh 3aKpeIIeHne
MPE3yMIIIMU JBUKUMOCTHU I COOPHO-Pa30OPHBIX U OBICTPOBO3BOAUMBIX KOHCTPYKIIUH, €CITH UX
JIEMOHTaX BO3MOKEH 0€3 yTpaThl PyHKIMOHATBHOCTH. Takxke Tpedyercs: yHu(pHUIUPOBATH MOIXOA K
perucTpalnuu, yCUINUB pOJIb TEXHUYECKOW IKCHEPTU3bl MPHU MOCTAHOBKE Ha KaJacTPOBBIA YUET,
YTOObl MCKIIOYHTH DPETHCTPALMI0 BPEMEHHBIX OOBEKTOB B KAauyeCTBE HEABIKUMOCTH. OMBIT
3apyOeXHBIX IPABOMOPAIKOB MOXKET CIYXKUTh OPUEHTHUPOM HJisi pedOPMUPOBAHUS POCCUKUCKOTO
3aKOHOJIATEIbCTBA, TaK B psjic eBponeiickux crpan (Opaniust, ['epManus) BCE, 4TO pacioioKeHO Ha
3eMeNIbHOM Yy4YacTKe, MPU3HAETCS €ero COCTaBHOW YacCThIO, YTO YMPOIIAaeT OOOpPOT M CHUXKAET
KOJIMYECTBO CIIOPOB.
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