YIK 347.451.048
bazoyeea Banepus Anexceeena,
cmyoenm baiikanbckozo 2ocyoapcmeennozo ynusepcumema
2. Hpkymck
3axaposa Onvea Hukonaesna,
KaHo. 10puo. HayK, 00yeHm Kagheopwvl 2parxcoancKkozo npasa u npoyecca
baiikanvckozo cocyoapcmeennozo ynueepcumema

2. Hpkymck

HEJEHCTBUTEJBHOCTH JOT'OBOPA MPOJAKH KUJIOI'O
INIOMEIMEHUSA, COBEPIIEHHOTI'O ITIOJ1 BJIUSAHUEM
CYHIECTBEHHOI'O 3ABJIYKAEHUA UJIN OBMAHA: ITPOBJIEMbI
KOHKYPEHIIUU COCTABOB U TOKA3BIBAHUA

Annomayun. Cmamos nocéaweHa aHauu3y KOHKYPEHYuu maxux HOpoKos
eonu, Kaxk cywecmeennoe 3aonyxcoenue (cm. 178 I'K PD) u ooman (cm. 179 I'K
P®), npumenumenvno x obopomy odicunvix nomewenui. Aesmopom ucciredyemcs
mpancopmayus Kpumepus «CyWjeCmeeHHOCmu» 8 CyO0eOHOU NpaKmuke Om
00BEKMUBHBIX  CBOUCME Npeomema COeikKuU K CYObeKMUBHbIM —ONCUOAHUAM
npuobpemamens. Bvisagnsaiomces npodiemvl 00KA3bI8AHUSA YMbICAA KOHMPA2eHMA Ha
cmaouu  npeod0o208OPHbIX  OMHOWIEHUNl U 0OOCHOBbIBAEMCS  NPe3yMNYUs
Hed0bpoCco8eCcmMHOCIU NPOOABYA-MOJIYYHA NPU COKPLIMUU IOPUOULECKU ZHAYUMbBIX
obocmosmenvcme. Hoeuzna ucciedosanus 3axknouaemcs 6 —pazepaHudeHuu
UHDOPMAYUOHHBIX 00A3AHHOCMEUN NPOOABYA HCUNbS 8 3ABUCUMOCINU O MUNOBLIX
Mmooenell 3abayxcoeHus  (3abnydcoeHue 6 npeomeme 8 COOMHOUEHUU C
3a01yAHCOeHUEM 8 NPABOBBIX NOCIEOCTNBUSX).

Kntouesvie cnosa:  meoeiicmeumenvHocmos — COENOK,  NOPOK 60U,
cywecmeennoe 3a0.ydicoenue, 0OMaH, ymMoayaHue o6 o6Cmosamenbcmeax, Kynis-

npPoOad#Ca HCUn020 NoMeweHus, 0006POCOBECMHOCMb NPUOOpemameis.
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INVALIDITY OF A RESIDENTIAL SALE CONTRACT CONCLUDED

UNDER THE INFLUENCE OF A MATERIAL MISTAKE OR FRAUD:

PROBLEMS OF CONCURRENCE OF LEGAL COMPOSITIONS AND
PROOF

Abstract. The article analyzes the concurrence of defects of will such as
material mistake (Art. 178 of the Russian Civil Code) and fraud (Art. 179) in the
turnover of residential real estate. The transformation of the "materiality” criterion
in judicial practice from the objective qualities of the object to the subjective
expectations of the purchaser is examined. The evidentiary problems of the
counterparty's intent at the pre-contractual stage are identified, and a presumption
of bad faith on the part of a silent seller when concealing legally significant
circumstances is substantiated. The novelty of the study lies in differentiating the
seller's informational duties depending on standard models of mistake (mistake
about the subject matter vs. mistake about legal consequences).

Keywords: invalidity of transactions, defect of will, material mistake, fraud,

concealment of circumstances, residential sale contract, good faith of the purchaser.

NHCTUTYT HENEMCTBUTEIBHOCTH CHIEJIOK C MOPOKAMHM BOJIM TMPEICTABISET
co0oi oH M3 HanboJee CIOKHBIX MEXAaHH3MOB 3aIlIUTHI TPAXKIAHCKUX TPaB B
obopoTe HEABMKUMOCTU. JKujoe mMoMmenieHue, BhICTynass OOBEKTOM 0c0o00i

COIMAJIbHON 3HAYMMOCTH, TpeOyeT OT 3aKOHOAATeNs W MPaBONPUMEHUTEIS
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NOBBIIICHHBIX TapaHTUN CTaOWIBHOCTU THUTYJa. Bmecte ¢ Tem, Ha MpakTHKE
pasrpaHu4eHHe COCTaBOB CyIEeCTBEHHOTO 3a0myxkaeHus (ct. 178 'K PD) u oomana
(ct. 179 TK P®) BbI3bIBaCT 3HAYUTENbHBIE TPYIHOCTH, OOYCIIOBJIEHHBIE KaK
CMEXHOCTBhIO IOpUIMYECKUX (AKTOB, Tak ¢ pPa3IMUUSIMU B CTaHAApPTaX
JIOKA3bIBAHUS.

AKTYaJIbHOCTh TEMBI MPOJMKTOBaHA POCTOM 4YHUCJIA CIOPOB, B KOTOPBIX
npuoOpeTaTeNid >KWIIbS CCHUIAIOTCS HAa COKpBITHE HWHGOPMAIMU O CKPBITHIX
nedexTax, HE3aKOHHBIX TMEpEeIUIaHupOBKaxX, HATWYMM OOPEeMEHEHUU IpaBaMu
TPETHUX JIUIL JINOO UCKAKEHHE KaueCTB 00bekTa. [IpobiemaTka ycyryoisieTcst Tem,
yto BepxoBnuwiii Cyn P® B psae omnpeneneHdil JEMOHCTPUPYET HE BCEraa
MOCJIEIOBATEIbHBIM  MOAXOJ K TOJKOBAaHUIO Kay3aJbHOM CBA3M  MEXIY
3201y aeHueM U (OpPMUPOBAHUEM BOJIM CTOPOHBI.

Lenpto HacTOsmEeld pabOTBHl  ABISETCS  yCTAaHOBJIEHUE  KPUTEPUEB,
MO3BOJISIONIMX KBAIM(HUIMPOBATH MOPOK BOJM B KAayecTBE 3a0IyKACHHS JHOO
oOMaHa NPUMEHHUTENBHO K KyIUIe-IPOAaKe KUJIbIX MOMEUICHUM, a TaKKe aHaIu3
npoOJieM pacrnpeiesieHusi OpeMEeHH T0Ka3bIBaHUSI.

Metononornyeckass 0a3a HUCCIEIOBaHHMS OCHOBBIBA€TCS Ha COYETAHUU
(bopManIbHO-IOPUANYECKOTO M CpPaBHUTENIBHO-NPABOBOTO  aHanmuza. s
MHTEPHPETALUA OLUEHOYHBIX TOHSITHI «CYIIECTBEHHOCTH» M «OYEBUIAHOCTH
IPUMEHSJICS TEJIEOJOTMYECKU METO/1 TOJIKOBaHus. B aMnupuyeckyro 0azy BoOILIN
MaTepualbl CyJaeOHOM MPAKTUKU CYAOB OOIIEH IOPUCAMKIHNKN ropoaa MOCKBBI U
MockoBckoii obsactu 3a 2021-2025 rr. (BbBIOOpOUYHAS COBOKYITHOCTh B KOJIMYECTBE
47 cyneOHBIX aKTOB), a TAK)KE Pa3bsICHEHHUS BBICIITNX CYyACOHBIX MHCTAHIINNA. Takxke
OPUMEHSJICS METOJ JTOKTPUHAIBHOTO MOJEIUPOBAHUS JIsI KOHCTPYUPOBAHUS
TUIIOBBIX CUTYyaIii 0OOMaHHOTO YMOJTYaHUSI.

TpanuuuoHHas UUBUIUCTUYECKAs JOKTPUHA MCXOAMUT U3 TOTO, 4TO OOMaH
(ct. 179 TK P®) xapakrepusyeTcsi YMBIIUICHHBIM BBEJICHUEM B 3a0Jy’KIEHUE,
torma kak 3abmyxkaeHue (cr. 178 'K P®) Bo3nukaer 0e3 IieeHanpaBIeHHBIX

YCWIMM  KOHTpareHTa Jub0 TMpu OTCYTCTBUM YMBICIA HAa  HCKaXXEHUe
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nerctButenbHOCTH [3, ¢. 212]. OnHako B chepe 000poTa Kuibs TaHHAS TPaHUIA
crupaercs. [Iponasen, ymanuuBaronuii 0 (pakTe, KOTOPBIA BIIOCIEACTBUN COCTABUII
OCHOBY 3a0myxneHusi mnokymarens, de facto coBepmiaer obman B Qopme
0e3/1eliCcTBYSA, €CIIM Ha HEM JIeKalla 00513aHHOCTh PaCKPbITh HHPOPMALHIO.

AHanu3 cy1e0HON NPaKTUKK IIOKAa3aJ, 4TO CyJIbl KpailHE HEOXOTHO MIPU3HAIOT
caenky HexpeuWcrButenbHOM mo cr. 178 I'K P®, ecnum nokynareinb uMen
TMIIOTETUYECKYI0 BO3MOXKHOCTb CaMOCTOSITEIBHO IPOBEPUTH IOPUAHYECKYIO
YUCTOTY OOBEKTa. 37€Ch BO3ZHUKAET KOJUIM3HS: ['pakIaHCKUU KOJEKC He
3aKpeIIAeT 3a MPOAABIOM-TPAXKIAHUHOM BCEOOBEMITIOLIEH rapaHTHUH KauecTBa B
TOM CMBICJIE, B KAKOM OHa CYIIECTBYeT i 3acTpoiimuka. Cyasl (HopmaabHO
MOAXOJST K MOHATUIO «OYEBUAHOCTHY», YACTO OTKA3bIBasi B HCKE 110 MOTHUBAM TOTO,
4TO MOKYyHAaTesb MOT 3alIPOCUTh paciiupeHHyto Boinucky u3 EI'PH unu apxuBHbie
nokyMeHTsl bTHU. B 10 e Bpems, cornacho 11. 99 [locranoBnenus [Inenyma BC PO
No 25, cnenka MoeT OBITH OCIIOPEHA, €CJIU CTOPOHA 3a0JTyKAajlach B OTHOIIEHUHU
JMIA, CBS3aHHOTO CO CHEJIKOM, WM 0OCTOSITENbCTBA, KOTOPOE OHA YIIOMHUHAJIA B
CBOEM BOJIEM3BSABICHUHU. Mbl TMonaraeM, 4YTO YINOMHHAHHME MPOAABLOM O
XapaKTepUCTHKAX «CBOOOJHOM OT MpaB TPEThUX JUID» aBTOMATUUYECKU MEPEBOIAUT
HOoCIeAYIOIIEee YMOIYaHHe O MPOMMCAHHBIX JIMLAX B pa3ps] oOMaHa.

B xoxe uccnenoBanus copMyiIMpOBaHa THUIIONOTUS CKPBITHIX Je(EKTOB
YKUJIOTO TOMEIIEHUS, TOPOXKIAIOIIMX Pa3HY0 BUIOBYIO IPUHAIEKHOCTh MOPOKA
BOJIH:

a) ®usznyeckue CKpbITbIE HEAOCTATKH (TPUOOK, CKPBITHIE MPOTEUKH,
HepaboTatromas BEHTWIIMS ). Eciiu mpoaaBer ak THBHO CKPBLT MX (3aKJIEHIT 0005IMH,
MPOU3BET KOCMETUYECKUI PEMOHT), HAJUIIO YMBbICEN — puMeHsiercs cT. 179. Eciu
IPOJABEL caM He 3HaJI — CT. 178 mpH yCI0BUM CYIECTBEHHOCTH;

06) HOpuandeckue mOpoku (HEy3aKOHEHHas TMeperylaHupoBKa). 37ecCh
HEOOXOJAMMO MCXOAUTh W3 MPE3YMIIHUH OCBEAOMIIEHHOCTH COOCTBEHHHKA O

COCTOSIHUMA CBOETO MMYIIECTBA, MOCKOJBKY IMEPEIUIAHUPOBKA TPEeOyeT aKTHUBHBIX
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neiictBuii Bnagenbia. COKpbITHE JaHHOTO (pakTa JOHKHO KBATHU(PHUIIMPOBATHCS KaK
oOMaHHOE yMOJTYaHHE, a He KaK BCTPEYHOE 320y K/ICHUE;

B) CrarycHble 3a0myxaeHus (MPEANOIOKEHHE O BXOXKICHHU JOMa B
porpaMmy peHoBaluu, 0 OyayiieM u3MeHeHuu UHpacTpykTypsl). CoobIieHue
3aBEJOMO JIOKHBIX MPOTHO30B 00pa3yeT oOMaH, OJHAKO Ha MpaKTHUKE J0Ka3aTb
YMBICEJI Ha UCKAKEHHUE BEPOSTHOCTHBIX CYKIECHUN KpalHE CIOMXKHO.

['maBHBIM TPEMSATCTBUEM JIJIs1 3alIUTHI MpaB mokynatens mno cr. 179 'K PO
BBICTYNIAET HEXEJIAHWE CYAOB NPHUMEHATh TPAXKIAHCKO-IIPABOBOM CTaHAApT
JIOKa3bIBaHUs «SICHO M yOenutenbHO» (clear and convincing evidence) BMecTo
YTOJIOBHO-TIPABOBOT'O «BHE Pa3yMHBIX COMHEHMI». B yCIOBHUSX COCTA3aTEIBHOIO
mpolecca UCTel 00s3aH JOKa3aTh, YTO OTBETYMK HAMEPEHHO CO31ajl JIOKHOE
MPEACTABICHUE O CYIIECTBEHHBIX YCIOBUAX. MBI OTMEYAEM, YTO B aHATIU3UPYEMOM
KAaTeropuu eyl (pakTUYECKH CKJIAJbIBAETCS CUTyalus OOBEKTHBHOTO BMEHEHUS:
€CJIM MIPOJIABELl 3aBEPUJI, YTO «JAOM KUPIUYHBIIN», a O (DAKTY OH MaHEIbHBIHI, Cy]
npu3HaeT 3T0 oOMaHOM 0e3 TiayOOKOro aHajin3a CyObEKTHMBHOW CTOpPOHBI,
MOTHUBHUPYSI TE€M, UTO BJIaJI€JIE€l] HE MOT HE 3HATh THIl MaTepuaia CBOEro Xuibs. U
HAIPOTHUB, NIPU YMOJTYAHUH O COCEIAX, BEAYIIUX aCOIMATbHBIN 00pa3 KU3HH, CYAbI
OTKa3bIBAIOT B WCKAaX, CChUIASACh HA TO, YTO 3aKOH HE OO0s3bIBACT MPOJABIA
MH()OPMUPOBATH O JIMYHOCTSAX COCEAEH, CIIEOBATENbHO, YMBICE HA COKPBITHE
IopuandecKy 6e3pasnuded [5, c. 117].

WNHurtepec npencrapisieT npaBoBasi No3uLuMs, BeipaboTaHHas B OnpeneneHuu
[TepBoro kaccaloOHHOIO cyaa 001Iel ropucaukiuu o aeny Ne 88-25421/2023, rne
Kaccalus ykasajia, 4To Mpu ocrapuBanuu caenku mo cr. 179 'K PO neobxomumo
YCTaHOBJICHHUE TIPSIMOM IPUYUHHOM CBSI3U MEXKTy aKTUBHBIM MTOBEJICHUEM IPOIaBIIa
W DpeIIeHWeM TMOoKymarens. B  yka3aHHOM Jiefie Tie4aTHble OOBSBICHUS O
«MPECTUKHOM paiioHe» ObUIM MPU3HAHBI PEKJIAMHBIM MPEYBEIUYCHUEM, a HE
rapaHTheN KayecTBa.

TpanuuuonHass KOHIEMIMS CYIMIECTBEHHOCTH 3a0YyKIEHUS CBOAWIACH K

CBOMCTBaM npeamMeTa, KOTOPLIC 3HAYUTCIIBHO CHHKAIOT BO3MOXKHOCTH €TI0
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UCIOJB30BaHus no HazHaueHuto (m. 2 cr. 178 'K P®). OnHako B mpakTuKe
nociaeaHux Jet (ocodenHo mocie pedopmbl 2013 roma) HabmromaeTcs npedd B
CTOPOHY YyueTa CYOBEKTHBHOW IICHHOCTH JJII KOHKPETHOTO MpuoOperaTess.
Hampumep, eciiv nmokymnareiab Mpu 3aKIIOYEHUH CACIKH 0C000 MOAYEpKUBAII, YTO
npUOOpETaeT KBAPTUPY UCKIIOYUTENIBHO C LETbI0 TUXOTO MPOKUBAHUS (B CBSI3U C
COCTOSIHUEM 3JI0POBbBs), @ BITOCJIEICTBHM BBIACHWIOCH, YTO COCEHHSS KBapTHpa
GYHKIMOHUPYET KaK KPYIJIOCYTOYHBIN 300-0TeNb (IITyM, 3a1ax), MOKHO BECTH peyb
0 320 Ty’KJICHUHU B OTHOIIICHUH Ka4eCTBa, KOTOPOE CTOPOHA CUNTAIAa HEOTHhEMIIEMbBIM
IS ceOsl.

3/1ech BO3HUKAET KOHLENTYyaIbHBIA KOH(DIUKT ¢ MPUHIIUIIOM caveat emptor
(mycth mokynatenb Oyaer OmuteneH). [lomaraeM, 4To B YCIOBUSX BBICOKOH
COLIMAJIbHOM 3HAYMMOCTU >KUJIbS JIaHHAs PUMCKas MaKCMMa JIOJDKHA YCTYIaTh
JTOpoTy TpeOOBAaHUIO TOBBIIIICHHOW 3a00TIMBOCTH TMPOJABIA O PACKPBITHA
uHopmaruu. B nundopmanmonHoM o01IecTBE MpoaaBell Beceraa 001ee 0CBEI0MIICH
O CKpBITBIX TMOPOKAaX BEIM, CJIEIOBAaTEIbHO, YMal4MBaHUE O HUX €CTh (opma
AKCILTyaTai HHGHOPMAIIMOHHONW aCHMMETPUHU. DTO TMO3BOJISIECT HaM MPEII0KUTh
JOKTPUHAIBHOE Pa3rpaHUUYEHUE: €CIM MOPOK MOXKET OBITh BBISIBICH MPHU JIFOOOM
OoObIYHOM oOcMoTpe — pabortaer cT. 178 (mOKymarens caM BHHOBAT, YTO HE
3aMETHIT); €CJIM TIOPOK TpeOyeT CIEeNHMaTbHBIX MO3HAHWHA WM 3ampoca apXWBHOMN
JIOKyMEHTAIIUU — OpeMsi pa3bsICHEHHS JISKUT Ha MpOJaBlle, 1 YMOJIYAHUE €CTh
oOMaH.

[IpoBenenHoOe uccaeAOBAaHUE TO3BOJIUIO OOOCHOBATH HECOCTOSITEIHLHOCTH
KaTerOpUUYECKOr0 pa3rpaHUyYCHUsT oOMaHa U 3a0MyKIACHUS HCKIIOYUTEIILHO I10
KPUTEPUIO HAIMYMS yMBICIIA B  CHEIKaX C OKAJIBIMH  ITOMCIICHUSMHU.
ChopmynupoBaHbl CIEAYIOINE BHIBOIBI:

1. YMoayanue mpomaBIioM 00 0OCTOSATEILCTBAX, UMEIONUX FOPUIHISCKOE
3HaueHHWE I 000poTa JKWIbS (HAIMYWE HE3aPETHCTPUPOBAHHBIX JKUJIBIIOB,
HECOTJIACOBAHHBIX  TEPETUIAHUPOBOK, OTPAHMYCHUN TIpaBa), MpeIaraeTcs

TOJIKOBaTh KakK KOHKIIOJAEHTHbIM oOmad. Ilynkt 2 ct. 179 'K P® (0b6man B
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YMOJYAaHUU) JOJDKEH MOJYYUTh paclIMpUTENIbHOE ToJikoBaHUE B [locTaHoBiIeHUU
[Inenyma BepxoBHoro Cyna P® mnpuMeHUTENBHO K  HEIBHKHUMOCTH:
uHGOpPMaIlMOHHAS OO0S3aHHOCTH MPOJAABIA HE OrPAHUYMBACTCS CBEACHUSIMH W3
EI'PH, a Bkmouaer B cebs Bce (akTHMUECKHE W TMPABOBBIE OOCTOSTEILCTBA,
CO3/IAOIIME PUCK ABUKIIAN WIN JETAIOIINE MPOKUBAHUE HEBO3MOKHBIM.

2. YCcTaHOBJIEHO, YTO OpeMsl IOKa3bIBAaHUSI OTCYTCTBHUS YMBICIIA TIOJKHO OBITh
BO3JIOXKEHO Ha MPOAABIA B CIIyYasiX, KOTJ1a 00bEKTUBHO MOATBEP>KICHHBIN CKPBITHIN
nedeKT He MOT BOBHUKHYTH 0€3 ero yuacTusi. ITO peliaeT MpodieMy «I0Ka3bIBaHUs
oTpuliaTesibHOTO (hakTa» aisg mokynartens. HbIMU cloBaMu, MpU OOHAPYKEHUHU
3QJIUTBIX OETOHOM KOMMYHHMKAIMNA Y TIPOJaBlia J0HKEH OBITh MIAHC JOKA3aTh, YTO
OH KYIWJI KBAPTUPY YK€ B TAKOM BHUJE U HE 3HAJ 00 3TOM, HO B OTCYTCTBUE TaKHUX
JIOKA3aTeNIbCTB JIEUCTBYET Mpe3yMIIIus oOMaHa.

3. Kpurepuil «cymiecTBeHHOCTH» 3a0myxjaeHusi B 1ensx cr. 178 'K PO
JIOJDKEH OBITh TEPEOPUEHTUPOBAH C aOCTPAaKTHOM pPHIHOYHOM CTOMMOCTH Ha
CyOBEKTHMBHO  3HAaYyuUMble, JCKJIAPUPOBAHHBIE JO  CACIKH  MOTPEOHOCTH
npuoOperatend. Eciu npuoOperarenemM JOKa3aHO, YTO KOHKPETHOE KauyeCTBO
KUJIbST  SIBIISVIOCH ~ O€3yCIIOBHBIM ~ MOTHBOM  CHSIKH  (3apuKCHpoBaHO B
MIPEABAPUTEITLHOM JIOTOBOPE, MEPENUCKE WIH PACIIUCKE), Han4uue nedexTa B 3Toi
YaCTHU JIOJDKHO MPU3HABATHCS CYIIECTBEHHBIM JIaXKe MTPU COXPAHEHUHU O0BEKTUBHOM
MPUTOIHOCTHU JJIS1 TPOKUBAHUS.

Takum oOpazoM, rpaHb MeXIy OOMaHOM M 3a0JyKJIEHUEM B >KUJIUIIHOU
chepe mpoJieraeT HE CTOJIBKO 4Yepe3 CYObEKTHBHOE OTHOIICHUE MPUYMHUTES
(YMBICEN/HEOCTOPOKHOCTh), CKOJIBKO 4Yepe3 MPaBOBYIO MNPUPOAY HapyIICHHOM
00sI3aHHOCTH — aKTUBHBIM OOMaH €CTh HapylleHue oOIleld HOpMbI-3ampera, a
CYIIIECTBEHHOE 3a0JTyKJIEHUE €CTh CIICJCTBUE HAPYIIEHUS B3aMHO COTJIACOBAHHOM

CTOpOHaMH MH()OPMAIIMOHHON MOJIETHU CACIKHU.
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