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Mp 31atko Cregparopuh,
npaBHu pepepeHT y KoMyHaJIHOM GoHIy y Bopy

ITPABHA ITPUPOIA ETAXKHE CBOJUHE

HctopHjcku pa3Boj cxBaTama NnpaBHe NMPUPOLE ETAXHE CBOJHHE
TI09MEHE OO FbeHe MOTITYHe Herauwuje MTo je 0Apa3 MaHOAeKTHOI CXBaTarba
npeaMeTa cBOjUHE Ha 3rpafama. IIpBe Teopije v MPBH 3aKOHH ITOABOJE je ToA
10jaM 3aKOHCKe CJYXOEHOCTH.

OCHOBY 3a MOIEpDHO CXBaTarbe eTaxHe cBojuHe Aajy Planiol u Ripert
cMatpajyhu Aa nocroje jeAHa HAO APYroM pa3JHinuTe M MOAeJbeHE CBOjHHE
HCIpENIETaHE CBOJHHOM Ha NEJOBHMA KOJH CY HYXHO 3ajeTHUYKU HIH
oapeleHH 3a 3aje AHHYKY YITOTpEebY pasJIHINTHX BJACHHKA. Y4HUmeHa cy ABa
OAJTy4Ha KopaKa: jellaH je HallyIliTarbe TPaAHOHOHAIHOT 1aHJEKTHOT CXBaTa-
A 3rpafe kao jeAMHO Moryher o6jeKTa CBOJUHE, W APYrH, Y 3aCHUBamy
ApYrayyjux npasa ipema HeKHMM eJIOBHMa 3rpale.

MounepHe TeopHje yriaBHOM je c¢XBaTajy Kao JeAHHCTBEH MHCTHTYT
KOjH je cacTaBJbeH 01 pa3saniuTHx oBaalhersa (Einheitstheorie, s 1p.). OBakBa
onpeaesberba yrjaBHOM Cy YCJIOBJbEHA YCTAHOBJBEHEM [IDUHYTHOI 3aKOH-
CKOI" pEeXMMa eTaxkHe cBOjuHe. OcTaB/bameM cJ10604¢e eTaXHHUM BJIACHULIMA
Aa camu oapede o0b6JMK CBOjHHe Ha JeJIOBMMA 3rpale KOjH UM [pHIanajy
n3beraBajy ce Tetkohe oapekera npaBHe IPHUPOAE, 2 TIOCTHXE CE M 3HAYaJHH
npuspenHu epexty. U3 cpencraBa fo06HjeHUX NPOAajoM APYIITBEHHX CTAHO-
Ba HOCHOLIMMA CTAHAP CKOI TpaBa M AP YU X CPEACTABa MOXe Ce YUHAHCHPATH
HM3rpafitba caMo T3B. 3ajeTHHIKMUX NI€JIOBa 3rpaje 1ITO JOBOAH O CHHUXEHA
LEeHAa KBAJpAaTHOI METPA CTAH4, a OCTaje Ce y PEXHUMY CBOjJUHE, Hamytajyhu
Jocanailirse HeYCIIeHE KaTeropije (ApyITBeHa CBOJHHA, CTAHAP CKO IIPaBo).

KibyyHe peu: EraxHa cBOjHHA. - [IpaBHa npuposa. - CYCBOjHHA.

Oko mUTama ofpeherba NpaBHe MPHUPOJE eTaxHe CBOjHHE CTBOPEH je
Behu 6poj TeopHja 01 KOjUX HUjeaHa HUje ocTalia Oe3 3amepkH. [la Jv ce pamu
0 HeMohH TeopHje 1a 00jacHH jelaH TakaB MHCTUTYT, UJIH O TOME [1a je tbhMe
CTBOPEHO CaMO jeJHO ParMaTH4 Ko pelllekhe 0apeieHUX IpyIITBEHUX OTHO-
ca, koje caMo y3 Behe Telkohe MOXe [1a ce YKJIONH y TEOPHjCKH CUCTEM
jeoHOr mpaBHOT HoOpeTka, HHje Moryhe ca curypHouuhy pehu. Taj npo6riem
3achyxyje na 6yne nocebHo pa3MaTpaH.

Kapna ce pa3mMaTpa npaBHa IpUpoOJa eTaXKHe CBOjUHe, Tpeba UMaTH Yy
BUOY 1a HeHO oJpehere 3aBUCH 0J1 KOHKpPETHOr BpeMeéHa U KOHKPETHOT
IpywTBa. Kako je MHCTUTYT eTaXHe CBOjUHE y pa3HUM BpeMEHHMa U
pa3HUM ApymwTBHUMa 6HO ypeheH Ha passJIMYMTe HayWHe, Tako U pa-
3JIM9UTH ayTOPH kbeHY NIPaBHY MPUPOLY Olpehyjy Ha pa3TUYUTUM OCHO-
BaMa. Kako ce MemaJlo MO3UTHBHONMPABHO ypehewe MHCTHUTYTa eTaxucHe
CBOjHHE, TaKo ce U ofipehierbe lheHe NMpaBHe MPUPOLEe MOPaJIo MEHATH 01
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OpyIUTBa 10 Apy1wTBa (1). JIMdHa cXBaTarsa U BUhierba 0BOr npobiieMa MMajy
camo ofpefieHy OrpaHHUIeHy yJory.

IlpH pa3MaTpatby IpaBHe IPHUPOJIE eTAXKHE CBOJUHE IEHTPAITHO MECTO
3ay3uMajy [IBa IIMTakba: Oa JIK je TO jeqHO jeQWHCTBEHO IIPaBO MJIM BUILle
CaMOCTaJIHHX 1IpaBa U y KOjy I'pyIy crnafa TakBO IpPaBO Kao IITO je eTaXHa
cBojuHa. OBa OBa IMTatba ce NIpOBJlavye Kpo3 CBE TEOpHje.

Kao npBo, Tpeba cBakako HaBeCTH MUILLIbeHbe KOje Y TOTIYHOCTH Heru-
pa MOryYhHOCT IOCTOjakha MHCTHUTYTA eTaxKHe cBojuHe ("eine juristische Un-
moglichkeit" - Savigny). Pa3nuM4uTH copaTOBH He MOT'Y UMaTH pa3H4YUTe
[OCEIHMKE, Kao 1ITO HH O KMIIa HE MOXe Y MUCTO BpeMe jenaH NoceqoBaTH
rJ1aBy W pyke, a Apyru octano (2). OBa TeopHja 09MIjIeJHO N0IHBa Ha CXBa-
Tamby NaHAEKTHOT [TpaBa Koje MoJ1a3y o1 HeMOryhHOCTH pa3iBajarba CBOjHHE
Ha 3rpagu O] CBOjUHE Ha 3eMJBUILTY. JlaTHpa U3 BpeMeHa 3amaxa bypikoa-
CKOT IpYILITBa, AOMHHAlLM]je TeOpHje UHIUBUIYaN3HMa U IPAaKTHYHO Hello-
CTOjatba HeCcTalIHIle CTaMOeHOr NpOCcTOPa. Y TAKBUM HCTOPHjCKHUM, ODHOCHO
IpYILITBEHHM YCJIOBUMA OHa je MMaJjia CBOje OnpaBaarke. AKo Beh y mpakcu
HHje 3HadajHMje MoCTOojaNna eTaxkHa CBOjHHa, OHAa je HUje O6uyo moTpebHO
OpaHUTH TeopHjckH (3).

Mehy npBHM MOIEPHHM TeopHjaMa koje OpaHe MOCTOjare eTaxHe
CBOjHHe M olipeliyjy joj MpaBHY NpHpOaY, OMHOCHO MECTO Y IIPABHOM CHCTe-
My, Cllafia ¥ OHa 0 mitoyennete (nocebHOj BpPCTH 3ajeIHHLE) KOjy je POpry-
nucao Pardessus. HboMe ce eTaxkHa CBOjHHa O3HadaBa ka0 BPCTa 3aKOHCKe
ciyx0beHocTH (nakJe - jeIMHCTBEHOT NpaBa), Koje 0baBe3yje CyBIacHHKe 1a
HeKy CTBap Hepa3fesrbeHO MOocedyjy, Tako a jedaH CyBJIaCHUK ApDYTOT He
MOJXe IPUHYIHTH HUTH Ha 1eo0y, HUTH Ha ipaxx6eHy npoaajy, a Hajaxe UM
ofpeheHe obaBese 3a ofipxaBarbe U ynoTpeby 3ajenHH4ke cTBapH. On oBOT
CTaHOBMILITA N10J1a3€ U NPBH 3aKOHH, jep eTaXKHY CBOJUHY ypehyjy y NeJ0BH-
Ma 0 3aKOHCKHM cJTy)xOeHOCTHMa (4).

Kopak nasme annu Lalaure, koju eTakHy CBOjHHY CXBAaTa KaoO BIIaCHO-
CTH CjellMibeHe Y jeIHO TellO, Tj. Ka0 BJIACHOCTH MOjefHHaYHe, Pa3IiHTe,
ancoJlyTHe Koje ce CTHYY Y jyPHUIMHYKO JeJHHCTBO C BIACTUTHM M ayTOHOM-
HHUM HMeHOM H 6uTKOM (5). [Jakne, Ty je pey 0 nocebHHM NpaBHMa, aJli TaKo

(1) OnuwupHHje 0 NojeaAHHHM 3aKOHCKHM pellierbHma BUaH: Cnasuua KpHeTa, [Ipasra
NpUPOAa eTaAXHOr BJacHMIITBA, nocebaH oTHcak U3 "ToaMwkaka IlpaBHor (akyireTa y
CapajeBy”, 1991, cTp. 57-63.

(2) Rikard Lenac, Kyhtia communio pro diviso (eTaxHa cBojuHa), 3arpeb, 1939, cTp. 5.

(3) Mnak, nosHar je sehu 6poj CTAPHjHX TEOPHja KOje BpaHe MOCTojakbe ETAKHE CBOJHHE:
OAcTynarbe 0 CTBAPHOT Npasa je noyeno jow oa aHTHke (De Lucca). CBaKo je BIACHHK CBOMA
anapTMaHa, anapTMaH je UCTO WTO M KYha; UiK ce paaH o jeaHOj roJioj ciayxbeHocTH Bap y
norjeay ropibHX BIACHHKA, HilH BJIACHHUKA Y OKBUPY CNpaTa KojH je 6uo dominus direcaus, 1ok
Cy OCTaJiM 6HJIH camo cynepHuMjapH. JeqHa kacHHja CTBApHONapBaHa TEOPHja cMaTpa BAa-
CHHKA NpH3Mesba BNACHHKOM 3eMJLHULUTA M TeMmeshd, KOja CBOjMHA je onTepeheHa jeaHOM
cnyx6eHowhy Y KOPHCT OCTAIMX CTaHAPA; BIACHUK HAajBHLUEr CNpaTa OHO je HCTOBPEMEHO H
BJIACHK KpoBa. [Tope/ Tora nocTojH H M03HATa TeopHja ciyx6eHOoCcTH, HapoyHTo koA Julliota y
(PaHLYCKOM, Al U ApYruM NpaBuma. OcnopasaHa je 6una v oHa MO3HATa Kao condominium in
solidum, K04l Koje je HajMalbe CYMH-HBO [1a JIi ce je[iHa TaKBa COJIMAAPHA 3ajeIHHYKA CBOJHHA
MOXKe CPEeCTH Y AAHALL HeM NIPaBY. JeHA KACHHWja TEOPHja Aaje NPHOPHTET 3EMIBHLLTY H OCHOBH,
MehYTHM, CaMO K20 Harahakbe y OKBUPY PUMCKOT NpaBuna "superficies solo cedit'. - Birmann, Pick,
Merle, Wohnungseigennunsgesetz, Kommentar, Miinchen, 1987, cTp. 26, Tay. 627.

(4) Rikard Lenac, /bid., cTp. 5.

(5) 1bid., cTp.6.
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CII0jEHHM Jia CTBapajy jeqHO HOBO NpaBo. M 1esMHa U OeJIOBH MMajy CBOjY
CaMOCTaJIHy erMCTeHIIHjy, koja ce ompehyje kao obnuk cBojuHe. ETaxxHa
CBOjUHa ce akJjle, CXBaTa Kao CBOjHHa aJiM MOCTOje IBa NpeaMeTa - jelaH cy
noceOHM NeJ10BH (CIPAaTOBM), AOK je APYTH MpeIMeT M fabe cama 3rpaja.
OuurileHo je fa je y TO Bpeme GMIIO TEILKO HAMYCTHUTH KOHLEMIH]Y IO KO jOj
je 3rpana jemHa cTBap, OMHOCHO, IpeaMeT cBOjuHe. Ha Taj HauMH eraMcTHpa
¥ CBOjMHa Ha femy (CTIpaTy) M CBOjUHA Ha 3rpajy, MaJa ce He 3Ha KaKpa,
OJIHOCHO KakBa 64 6Mna npyUpoAa Tor ”jypHUIMYKOr jeQUHCTBA C BJACTUTHM
M ayTOHOMHHWM UMeHOM U OMTKOM”. [la JIH je 3rpajia u Najbe NpeaIMeT CBOjUHE
WJIH TO HMje, OMHOCHO, a JIM Ouio koMe Mpynanajy onpeheHa opnaitherba
npeMa 3rpaaM Kao LeJMHH - HHje ONpeaesbeHo.

OCHOBY 3a MOIEpPHO CXBaTathe eTaXkHe CBOjUHe aajy IlnmaHuon U Pu-
nepT. ITocToje jenqHa Hag APYroM pas3fIMuMTe M Mode/beHEe CBOjUHE HUCIpe-
nJieTaHe CBOjMHOM Ha eJI0OBUMa KOjH Cy HYXCHO 3ajefHU4KH UM ofipehieHH
3a 3ajeqHHYKY ynoTpeby passIMuHUTHX BlacHHKa (6). [IpBu nyT ce nmocebHa
(YHKUHMja U THTarbe BJIACHUILITBA HA 33jeIHU4 KMM [IeJIOBMMa UCTHIY NTpeMa
CBOjHHH Ha noceGHUM AeJIOBHMMa - CIpaTOBUMa (CTaHOBMMA), AOK je 3rpada
y LEeNOCTH Kao MmpelMeT CBOjUHE MOTHYHO MOTMCHYTa. TO 3Ha4uu U mpBO
CTBapatbe KOHUeENIHje K0ja eTakHY COjUHY CXBAaTa Kao CKYN pa3sJIMMHTHX
npaBay onpeheHoj Be3n. MehyTHM, Ta Be3a He CTBapa HEKO HOBO, CAMOCTAJTHO
NpaBo, ONHOCHO, He YKM[1a FbHXOBY CAMOCTAJIHY er3UCTEeHIINjY. YduHIbeHa Cy,
JlaKJie, {Ba OJJTy4Ha KOPAaKa: jelaH je HalyllTare TpaAulMOHAIHOT HaHdeKT-
HOI CXBaTama 3rpaje kao jenMHO moryher objekTa CBOjuUHe, a [ApYrd je
3aCHMBake IpYravyMjux NMpaBa npemMa HeKUM HeJIOBUMa 3rpajie KOjH CJyxe
CBHM, HJTH CaMO HEKHUM HeHHUM NoceOHUM fenoBHMa. 3rpajia je nofesbeHa Ha
[Be BeJIMKe lesMHe. JedHY 9MHe cBU mocebHHU NeJIOBH, KOjU cy nocebHa
CBOjHHa Pa3IMIMTHX JIMLIA, a APYTY YHHE CBU 3ajeMHUYKH JEJ0BH, KOJH Kao
1leJ1MHa, OAHOCHO jeJMHCTBEHA CTBap, NpWUNaaajy CBMM BJIaCHHUUMMa noceb-
HUx aenoBa. Tako je oMoryheHo pa3nrame eTaxxHe CBOjUHe o1 jeqHor moce0-
HOI [1paBa HeoapeheHe NMpUpOAe Ha CKYNM caMOCTaJHUX Mpasa omapeheHe
npUpoe.

Mopa ce UMaTH Y BUAY 1a U OBa TEOPHja, K40 U NPETXOAHE, U3paxKaBa
CBOje Bpeme, OOHOCHO ofpeheHe OpyILTBeHe OQHOCe. AKO ce KO MPBHUX
BHU1LIECTIPAaTHHLIA NOCTAaBJballo TeK MHUTake KpoBa, HOCehMX 3UMI0BA U CTelle-
HMIUTA, Ka0 3ajeAHUYKHUX Aefi0Ba, MpOMeHa y HaYUHY rpaftbe YCIAOBHIIE CY
[l1a OBaKBMX [ieJI0Ba UMa CBE BULLE. Y 3rpaje ce yrpahyje cBe BULUe HHCTaa-
udja (BONa, KaHanu3allMja, cTpyja, TMGTOBU U cil.), koje yBehasajy 6poj
3ajelHHYKHX JeJI0Ba U UCTHIY BUXOBY DYyHKIH]Y.

Jareu pa3Boj TeOpHje U npakce y 0BOj 06,1aCTH HAMETHYO je NHTatbe
OflHOCa M3Mely OBe [IBe BENHKe Lie/IHe y 3rpalii, OMHOCHO H3Mehy 3rpana
ka0 LeJIMHe ¥ 0Ba [1Ba HheHa BeJiKa feJia. HaToj 0cHOBH CTBOpEH je BehH Opoj
3aKOHCKMX M TEOPHjCKHX peluera. [IpocTop 3a TeopHje je MocTao BeTMKM.
ITocToje noceSHH M 3ajAHUYKH OEJIOBM 3rpaje, NeJIOBH 3rpajie KOju Clyxe
CBHUM HMJIM CaMO HeKHM NocebHHUM nenoBUMa. 3rpana v aabe GyHKIHOHHILE
BHUILIE HJTH MaHe Kao LeIMHa, [1a oMe Tpeba M ynpassmbaTH. CBe TO je Be3aHO
3a oapeheH pexxuM kopHiihera 3eM/bHILTA Ha KOME Ce 3rpajia Halla3H Kao U

(6) Buam: Marcel Planiol, Georges Ripert, Traite practique de droit civil frangais, Paris,
"Librarie générale de droit et de jurisprudence”, 1952, n. 319.
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3a npodJyieM Hherose noneJie. [IoBoOOM CBUX OBHMX LleJIMHa, ofpeheHa Jiuia
CTynajy y oapeheHe onHoce koje Tpeba TeEOpHjCKH OCMHCIIUTH M NPAKTHYHO
YyPeOUTH, TaKo 1a U TEOPHjCKH U NPaKTHUYHO YMHE jelaH HenmpOoTHMBpeyYaH
cucteMm. Oko oBor npodjemMa Moryhe cy 6Hsle nBe BapHjaHTe: YKJIONMHUTH cey
Beh noctojehy cHCTeM CBOjUHCKO-MPAaBHHX UHCTHTYTa M OHOCE ypenuTH
kopuithereM-TOojeAHHAYHE CBOjHHE, HITH HACTOjaTH 1a C€ OBHM OJTHOCH ypene
CTBapatbeM HeKHMX HOBHX MHCTUTYTA.

[TocToje nBa OCHOBHA HauMHAa pelllaBatba ypehera OBUX MHTama: po-
MaHCKH W repMaH CKIH.

I

[Tpema poMaHCKOj BApHM)AHTH, TEKHILITE JIeX H Ha NojeqMHaYHOM BJ1a-
cHHIUTBY (7). CaM HHCTHTYT je yBeleH 3aTo Oa OW y 3rpaau nocrojaso
nocebHO BJACHMUIUTBO ca NMOCEOHHM CBOJHHCKHM cyDjekTom. Ha 3ajen-
HHYKHUM NeJI0BMMa 3rpana NnocToji CYCBOjHHA, ajii je Be3a udMehy oBe fBe
LeJIMHe YUCTO MeXaHH4Kka. OHe He MPeacTaBsbajy JeAMHCTBEH HHCTUTYT, Beh
cBaka 3a cele noajexe noceOHHM NpaBHIIMMA H HMajy CBOj NOCEOHH mpen-
MeT. OBO Ce OIHOCH 10C/IEHO H Hd MOTYRHOCT pacrnofiaratba, Tako 1a Moxe
MOCTOjaTH NOjeAHHA Hd CBOjUHA H4 CTaHY, & 1a He MOCTOjH CyCBOJHHCKH
yneo y 3ajelHHYKHM NesloBMMa 3rpane. To je M 3aMepka OBOj KOHUEMUH]H,
Ooynyhu na He o0e30ehyje BJlaCHHKY MOCeOHOI [eJjla CBOjUHCKO ydeulhe y
3ajeIHUUYKHM AeSI0BHMA 3rpane K0ja, HakK, er3McTHpa Kao LeflrHa U KO Koje
ce NpaBo KOpHILheka 3ajeNHHYKHX [1eJ10BA jaB/ba KAa0 HY)XHO NPaBo y OCTBa-
perby NpaBa CBOjHHe Ha nocebOHOM nesy 3rpane.

[IpemMa repMaHCkoOj KOHCTPYKLH)H, BJACHULUTBO CTaHa ce HAacTOjH
NpaBHO-TEXHHUYKH NMPHKA3aTH Kao aKLLleCOPHj aJIMKBOTHOT CYBJIAaCHHYKOT fle-
4. Y caBpeMeHOM HeMauKOM 34KOHOOAaBCTBY CaMO 3aCHMBAaH-€ CBOJUHE Ha
CTaHy NpeTNOCTaB/ba MOCTOjakbe CYBIACHHIUTBA Ha 3ajeIH HYKHM JeJIOBUMA.
To 3Ha4YH [a je OHO aKLIECOPHO LLTO ce THYe MOCTaHKa, aJli je OHO aKLECOPHO
Hy norjeay eraMcTeHumje (8), jep npaTH cyaduHy cyBIacHHUKoOr gena. Kao
HOCHal BJJACHHYKUX oBJaliherba He N0jaBJbyje ce 3ajeaHHUa, Beh, 0 npa-
BUJ1Y, jelaH CYBJIAaCHHUK KOJH MMa NP4BHH MOJI0XA]) N0)eAHHAUYHOT BJIaCHHK4,
ajlM OCTaje M CYBJIACHMK Uesor o0jekTa. "M Kao LITO je MCTOBPEMEHO M
cacTaBHH Ne0 ¥ CAMOCTAJIHA CTBAp, TAKO e MHCTHTYT BJIACHHLLTBA CTaHa ca
CTAHOBHILITA YMTABOr 00jeKkTa ykaldyje K40 CYBJACHHLITBO, a Ca IMeAHILITa
CTaHa Kao NMojedMHa4YHO BJaCHHIUTBO” (9). MehyTHM, Y NpaBHOj KOHCTPYK-
LIMjH BJIACHHLUTBA CTaHA, NOjeAMHAUYHO BJACHHLUTBO M CYBJIACHHILTBO Tpe-
cTajy OMTH camocTasiHe npaBHe kaTeropHje. OHe NocTajy camo CacTaBHH
efleMEHTH jeTHOT CapXajHO KOMIJIEKCHOT, ajlH - YIIPKOC TOMe - jeIHHCTBe-
HOr NpaBHOI MHCTHTyTa. OBO ce y NMOTNYHOCTH MKfana ca MHUbEHEM
Xebpayaa KOjH cMmaTpa [a ce NMpaBHa KOHCTPYykKLMja BJIACHHLUTBA CTaHa

(7) Onwwuphuje sum: Pulick, Zur Doginatik des Wohnungscigennan nach dem Wohnungsci-
genuunsgeserz von 15. Mérz 1951, AcP Tiibingen, 1953, cs. 152, cTp. 247 1 pase.

(8) M. Benpuuu, BracHmiiTso crara, “360opHuk Ipasror gakyateta y 3arpedy”, 1955,
op. 34, cTp. 201.

(9) M. Beapwuu: /bid., cTp. 202.
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(cmpaTa) MOXe MOCTaBHTH CaMO Kao CaJipXKajHO KOMILJIEKCaH alu NMpPaBHO
JeOMHCTBEH MHCTHTYT (10).

OBO MHILILEHE TEOPHjCKH HajOTNYHH]je u3saxe U Opanu Birmann
Ka0 TeOpHjy TpousaHe jenuHHue (Theorie von der Dreigliedrigkelt des Wohnun-
gselgentum, (11) npema x0joj craMbeHa CBOjHHa NPeCcTaBlba jelHY TBOPEBH-
HY "sui generis". OBO NpaBo ce cacTOj¥ OO TPW Hepa3iBojHa obaBe3Ha
efleMeHTa: nocebHe CBOjUHe, CYCBOJUHCKOI Aena W ydellha y ynpasibaiby
3ajeJHUIIOM cTaMbeHHMX BlacHHKA. Bdrmann oBO jeqMHCTBO cXBaTa Tako [a
Ce OHO MpeTBapay jeflaH HOBH jeAMHCTBEH N0jaM y KOMe HaBe[IleHH eJIEMeHTH
CYCBOjHHe M0apasyMeBajy noceGHy CBOjUHY M 4JIaHCTBO y 3ajeqHHMLH (Kao
4JIaHCKO NpaBo) kKoje NpeAcTaBiba yapyxkeke "sui generis”, koje He Moxe aa
ce No/iBeie HY NOJ jelaH MO3HaTH THI YApYxerba. Tako ce cTambena CBOjHHA
HaJla3y Ha jeqHOM HUIITa OnHke nedHHHCAaHOM MecTy M3Mehy oBnaihera
H3 CYCBOjHHe Y oBNaitherha U3 3ajeNHMYKOT yrIpasJbatba. OBOME je MpUT0BO-
peHO Aa je jeJaH TakaB MehyIoJoxaj HJIM QBOCTPYKH I0JI0%aj IPaBHO JI0T-
MAaTCKH M [TpaBHO JIOrH4kH HeMoryh (12). Pa3nivka Hamehy CyBMacHHILITBA H
3ajeIHU9KOr YIpaB/bakba je Y TOMe ILTO KOO NMpBOr caoBialltheHUIIU Mpeko
CBOT [1eJla Ha 3ajeqHUYKOM NpeaMeTy pacroJiaxy Koju Ae0 MOry NponaTH
WJIM OOTEPETUTHT, 0K KOA 3ajelHHUYKOr YNpaBibakha y jENHOj onpeheHoj
MepH, nyTeM BehMHe, caoBnawheHUK MOXe ACNPHHETH OBIamihemwy
yapyxemwa. He Moxe ce 3amMucnuTy HUjenHa mehydopma H3Mehy oBe niBe
antepHaTHBe. CycBOjHHa M oBNaluherbe 3a 3ajeIHHUHKO Y paB/bakbe HECTOjH-
Be CY CyIPOTHOCTH, KOje MoKa3yjy Ha4eJIHy CTPYKTYpHY Pa3jiMKy H KOje Cy
Heynopenuse (13).

Mehy Teopuje Koje eTaxxHy CBOjHHY (cTaMbeHy CBOjHHY) CXBaTajy Kao
jeOMHCTBEH NpaBHU HCTUTYT, claja U TeopHja kojy 3actyna Roll (14). Haj-
BaXXHHjH 3aksbydak kOju Roll uapnauu u3 coje jenrHcTeeHe TeopHje (Ein-
heltstheorie) jecTe ga je Ha NyTy nponuca o kopHilhery CTBOpEHO ”HPaBoO
nocebHe ynotpebe” (Sondernutzungrechte) (15). [TpaBHO nejcTBO OBOT NpaBa,

(10) P. Hebraud, A propos d’une fonne particuliére de copropriété la copropriété par apparte-
ments, IMapus, 1938, Trimestrielle de droit civil", n1. 23, cTp. 26.

(11) 3acrambeHy cBOjHHY Ba)Ke: CTBAPHO-NPABHO OBJlallheHe ¥ JIMYHO-NPABHH 0HOCH
y 32jeIHMLIM KOjH He Ay jeaHH c ApYruM. Kanrkaumja yyeuwrha (41aHCKO NPaBo y 3ajeAHHLM
cTaMBeHMX BJITACHHMKA) oapehyje cTBapHO-npasHa oBnauthera U 06pHYTO. IpH ToMe nocToju
jeano apywTso npema WEG (sui  generis), afiv ve jeqHa npocTa 3ajeAHnUa PUMCKOT NPaBa Wan
no BGB. Jow yBek Huje pey 0 jeAHOM NPABHOM JTHLY, HAKO OHA UMA [1e0 MPaBHe cNocoBHOCTH.
To cy OAroBOPH HAa CTBAPHY LIENOKYNHOCT. ['NaBHe CTBAPH CY: HepetlMBOCT NyTeM 0Ba TPH
€/1EMEHTA W HHHUXOBA HEONBOJHBOCT: MoceBHE CBOjHHE (4MCTA CTBAPHOCT), CYCBOJUHE (Orpa-
HMYeHa CTBApHOCT), 4NiaHcKor npasa. M3 Tora HacTaje jeqHa TpounaHa jeaMHHu@: y hopmu
jeHOr y3ajaMHOT, AKLECOPHOr cnoja noceGHe CBOjHHE, CYCBOjHHE M KOHKPETU30BAHOI YNAaH-
ckor npaga- Biarmann, Pick, Wohnungseigentumsgeseiz - Konmunentar, Miinchen, 1990, crp.26, Tau.8.

(12) H. Weitnauer, Wohnungseigentumnsgesetz - Kommeniar, Miinchen, 1988, cTp. 44.

(13) Birmann, Pick, /bid., cTp. 44, Tay. 30a.

(14) Tipema Rollu ce cramOena cBojuHa “.. O CaMO [BA IJIaBHA €JIeMEHTA CACTOjH,
noceGHe cBojUHe K MehycoBHHUX oaHoca” - Réll, Miinchener Kommentar zum BGB, 2. Auflage,
Miinchen, 1984-1986, 14 1 cn.

(15) Kao HajBaXXHHjH 3aKJbyHaK mnnaqu R4l U3 cBoje ”jeanHcTBEHE Teopme /1a je Ha
nyTy nponuca o kopuuhery CTBOPeHo jefiHo “npaso nocebHe ynoTpebe” yuje "HenocpeaHo
CTBAPHO-NPABHO 1€jCTBO” NPEMA OB/IE M3JI0XKEHOM CXBaTatLy HHje MOrJ0 a ce Hahe. CYNnpoTHO
OBOM TEOPHJCKOM CTaBY, Ka0 MPAKTHYHY nochieauuly Roll HunowTo He NpeBrha NocTojabe
CBOjHHE Ha HAJCUTHUjHUM A€JIOBUMA HA 3eMJLULUTY, HUTH CaMy MOTYhHOCT pacnofaratsa npeko
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OTHOCHO HeroBO oapehiere momMohy NocTojehux MHCTUTYTA, HHje MOTJIO fa
ce Hahe.

Wesenberg npecynHo obenexje crambeHe cBojyHe BUTM Yy MOTYRHOCTH
YTOBOpPEHOI OorpaHH4iersa npoaaje (§ 12 WEG) u y Tyx6u 3a omy3tiMamse
crambeHe cBojuHe (§ 18 WEG). Kao pe3ynraT Tora Hana3d jeqHy “BHILIE
cBojuHy” (Obereigentum) u jemHy “MehycBojuHy” (Untereigentum). OBo
Buheme, be3 npakTHIHHX NocJequua, Takohe ce He 6a3uMpa Ha NO3HAaTHM
KaTeropujaMa npasa, Na THMe HUIITA BUILIE He TOBOPH O NPaBHOj IPHPOIH
MHCTHUTYTAa eTaXkHe CBOjHHe (16).

IIBajuapcko peliere Ha M3rjel NMOTNYHO HaNyliTa KOHLEMIH])Y
€TaXHOT BJIACHHUIIITBA Ka0 CBOjHHCKOL IIPaBa, jep Ce eTaXXHO BJIACHHILITBO
CXBaTa caMo Kao CYBJIaCHH1KO OBJaiifiere y 0HOCY Ha 1esTy 3rpany. CTaHo-
BH, OMHOCHO pyre nocebHe rpaheBHHCKe LeSIMHe, HUCY TpeaMeT nocebHor
CBOjHHCKOT NpaBa, Beh caMo CyCBOjUHCKOT yiesia y 3arpany. MehyTHM mocTo-
ju MOryhHOCT caMOCTaJIHOT pacloJlarakha CyBJaCHHUIKHM YIOEJOM KOjH ce
OJHOCH Ha CTaH, OOHOCHO ApYTY rpaheBHHCKY LeJMHY. OBO IPago je, gakJe,
WMaK U3IBOjeHO kao mocebHO npaBo (Sonderrecht), Te ce WMTaBa [MOCTaBKa
noka3yje camo kao 3aKOHCKa KOHCTpYKIHja, OMHOCHO HeTa9HO oapehHBare
Hasusa (17).

m

H y Hallloj TeOpHjH ce 3acTymnajy CIMIHa MUILLUbeba. ETaxkHa cBOjUHA
je mpaBo CBOjHHE Ha CTaHY, IOCIIOBHOj MPOCTOPHjH HIIH rapaxH kao noceb-
HUM (DU3HUYKMM) [eNoBMMa 3rpale, C KOjMM Cy HEpacKHOWBO MOBE3aHa
oapeheHa npagsa Ha 3ajeJHUIKHM JIeJIOBHMa 3rpaje H 3eMJBHUILTY Ha KOMe je
noaurHyTa (18). TuMe ce eTaxxHa CBOjHHa CXBaTa Kao jeIMHCTBEH 110jaM KOjH
NpeCcTaBiba, y CTBapH, 0jaM CBOjUHE, 3a KOjH ce Be3yjy W Apyra akliecopHa
npasa koja 6UTHO He yTH4y Ha oapeherbe Herope NpaBHe IpUPOE Kao Npasa
cBOjuUHe. JlakJie, TO je CBOjHHA, aJlH BEpOBAaTHO HEILTO BHILIA, HHXA HJIH
MehyCBOjHHa, jep ce 3a paBO CBOjHHE, MO HEHOj MPHPOIH He Bedyjy TakBa
WJTH CJIM9Ha aKllecOpHa MpaBa, Ha TakaB HauHWH Aa IpeacTaBibajy jeIHHCTBEH
HHCTHTYT.

ETaxHa CBOjHHa HMje, Kao IUTO je TO CBOjHHA MO KJIACHYHOM y4ewy
MaHOEKTUCTA, jelHO4JIaHa U jeMUHCTBeHa, Beh je KOMIJlekcaH mojaM KOjH
o0yxBaTa Tpojaka npaea 1 obaBe3e U3 CBOjUHE Ha CTaHY H MIOCJIOBHO] IPOCTO-
PHjH, IpaBa U 06aBe3le y norJyieqy kopHitherba 3ajeMTHUIKHUX IeJ10Ba 3rpane U
npasa U obaBe3e y norJjiey 3eM/bHMILUTA Ha KOMe ce Halla3H 3rpaja ca CTaHo-
BHMMa Yy eTaXHOj cBOjUHH. CBOjHHA Ha CTaHy kao moceOHOM nesy 3rpane

osora. - H. Weltnauer, Wohnungscigentumsgesetz, Kommmernuar, Miinchen, 1988, ctp. 45, Tay. 30u.
(16) Wesenberg xend oa BHaM oanyydyjyhe oGenexje ctambeHe cBojuHe y MOrYhHOCTH
YroBOpPHOI orpaHH4ers:a npojaje (§ 12 WEG) u Tyx6u 3a ony3HMarbe cTambeHe cBojune (§ 18
WEG) 1 y TOM NoKyluajy Hajla3W jefiHy BHLLY CBOjUHY W jeaHY MehycBojuHy. OBaj Ha4WH
rjlefatba He THYE ce CTBapH M HeMa NPakTHYHHX nocliequua. - Weitnauer, J/bid,, cTp. 42, Tay. 27.
(17) Cnasuua KpHerta, /bid.
(18) O. Crankosuh, M. Opaunh, CtBapHo npaso, beorpan, 1982, cTp. 268, Tay. 633.
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IJ1aBHO je IpaBoO koje je MOBe3aHO ca OBa akliecOpHa (ClopeaHa) mpa.a:
IIpaBOM Ha 3ajeJHHUTKE NeJIoBe 3rpajie U NpaBoM kopUiihera 3eMJbHILTa Ha
KOMe je 3rpana nomuryyTta (19). akse, 3HaMo [ITa HHje CBOjMHA MO KJia-
CHYHOM ydery NaHOEKTHCTa, aJM joil YBeK He 3HaMo 1uTa jecte. Opehere
J1a je TO KOMIIJIeKCaH NojaM He TOBOpH HHILITA O HEeHOj NIPaBHOj TIPUPOJIH, a
JecKpunlHja caip>XxMHe TOr II0jMa caMO OCTaBsba TMTAONy Aa OlpenH HeHy
TIPaBHY NpHUpOLY.

Cpehy ce ¥ Opyra cxBaTara 0 ”jelHOM HOBOM CTBapHOM mpary” (A.
duHxrap) v o "0bnuky 3akoHcke ciryxbeHocTH” (M. MuTHh).

UMHH ce [1a HHjelHa o OBHUX TeOpHja He Jlaje yBepJbHB ONTrOBOp Ha
[MTaH-€e paBHe IPHPOJIE €TaxkHe CBOjHHe. M Hanl 3akoH (20) Ha TakaB Ha9MH
onpehyje eTaxHy cBOjHUHY. OH jeXHOCTAaBHO NMPONHCYje Ha KOjUM neJloBHMa
3rpane, OMHOCHO 3eMJBHILITY, [10CTOje OOJIMLM CBOjUHE M YTBphyje aknecop-
HOCT oapeheHnX npaBa Ha 3ajeqHU4KMM NleJIOBHMMa 3rpaje. 360T Tora, 9MHHU
ce, BpeIM pa3MMILBAaTH U O TAKBUM CTaBOBMMaA kao IUTO je BOrnerov cras,
KOjH1 OCHOBHY 3aKOHCKY KOHCTpYkuujy WEG-a cMaTpa npomMailajem, na 36or
Tora 4 HemogoOHOM 3a HaydHY aHanu3y (21). TpeHyTHa 3aKOHCKa peryJjaTH-
Ba eTa)KHe CBOjHHe Y Halloj 3eMJbH He O ce MOryia mo3MTHBHO OLEHUTH. 3a
by OM Hajmpe BaxxHO HaBeeHW Bornerov crae. THM Mpe je U3 TakBe nepcrek-
TUBE TELLIKO OArOBOPUTH Ha THUTakse KOja je TpaBHa IPUPOJIa eTaXKHe CBOjUHE
npeMa peliierhy YyCBOjJEHOM Y HailleM IIO3UTHBHOM TIPaBy.

v

He3aBrcHO on Harller mpaBa ¥ 3aMepkH koje ce MOr'y CTAaBUTH TI0jeIu-
HHM KOHKPETHHUM pellIehHMa, YMHHU CE a UMAa M TaKO ONIUTHX 3aMepKH
nocrojeheM MHCTHUTYTY eTa)cHe CBOjUHeE KOje OM BaXkH e 3a rOTOBO CBA [Ip4Ba.
OBne Tpeba MCTakHYTH HEKOJMKO YMHeHHHA KOje BpeMe U pa3Boj MOTy
[IOBECTH y muTawe. Ha OCHOBY MHCTHUTYyTa €Ta)cHe CBOjHHE, OHAKO KakKo
3aMHILbaMO Aa ra Tpeba ypeauTH, H3n0xuhemMo U keroBy NpaBHY PUPOY,
JH, joL Bosbe peyeHo, CMaTpaMo 112 M3 NPaBHe NPHUPOLe eTaXHe CBOjHHE
Tpe6a nanpousahy Npyk4Hja npakTH1Ha pelliekba 0Bor HHCTMT)’Ta Hero 1To
je TO cafia ciy4aj. ‘

Y npsoMm pemy, Hamehe ce UCTMTHBaKE HY)XHHX Be3a Y OKBUPY UHCTH-
TyTa eTaxKHe CBOjUHe, u3Mehy nocebHe CBOjHHE, CYCBOjHMHE Ha 3aje IHUIKHUM
[leJIOBUMa Y 3eMJBHILITY W NpaBa Ha y4ellhe y ynpapibakby 3rpaioM. AKo ce
€Ta)KHa CBOjUHa CXBAaTH Kao NPaBHO jeJTUHCTBEH HHCTHTYT, 3aUCTa je TEILKO
HahM MpaBHY YCTaHOBY Mo kojy 6M ce MOrao mogBecTH jedaH TaKaB Of
pa3nUYMTUX NpaBa ca4UmeH MHCTUTYT. C Apyre cTpaHe, ako ce OBa Ipapa
NoCMaTpajy He3aBMCHO, OMHOCHO pa3/IBOjeHo, CBakOMe ce 01 HHX be3 nmpo-
OsieMa MOXe oapeIMTH NpaBHa IPHUPOJA, ANk U30CTaje BU3Hja LIeJIMHE, OJI-
HOCHO 3aHeMapyjy ce KBaJIATET KOju Ta [1paBa y 0OpMILEHOM CIIOjy [1ajy Kao
nesiMHa. Mamehy oBe aBe MOryhHOCTH, YMHHU ce a HUje Moryhe cMecTUTH
HMUILTA 1uTO O6M O6uno “usamehy”, “BULLE” WM "HUxe” on Tora. Yak HuU

(19) [Jparosy6 CrojaHoruh, Ctpapro npaso, Beorpag, 1987, cTp. 159.

(20) 3akoH 0 CBOjHHM Ha aenoBHUMa 3rpada, "Cii. niet CDPJ”, 6p. 43/65, 57/65.

(21) Bomer, Das Wohnunseigentum und der Sachbergriff des biirgerlicher Rechts, Festschrift
fiir Dole, Tiibingen, 1963, Tay. 201 u cn.
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KOHIUeNUHje Koje cXBaTajy 3rpafy Kao IeJIMHY, Kao MpeaMeT jeQHOTr CYyCBO-
JHHCKOT npaBa (ca noce6bHHUM npaBHMa kopHIihetba N0jeNIHHUX Ie0Ba) He
peluasajy npo6JieM, NOLUTO U albe OCTajy [BE BPCTE OAHOCA Ha MOocebHUM
Iles10BYMa 3rpajie (eKCKTy3MBHO NIPpaBo KopHILheba, a U pacrosiarakha) U Ha
3ajeHHYKHM 1eJI0BMMa (IpaBo yuyeluha y ynpasibakby KOje pHIana cBHMa).

UHHH ce na npaBu NpobieM oipeherha NpUpOoe eTaXXHE CBOjUHE JIEXKH
y IPUHYOHOM 3aKOHCKOM peryfiMcamy koje oapehyje pexuM CBOjHHE Ha
JlesoBMMa 3rpana. HezaBHCHO ol Tora kOju CHUCTEM 3aKOH NpHXBaTa, 10CTaB-
Jba ce MUTake 1ITa onpene.rbyje 3aKOHOJaBlUa [a NPOMHILIE CAMO jellaH, TaYHO
yTBpheHH PeXHMM CBOjHHe Ha 3rpajaMa ca BMIle BjlacHHKa. 360r 4era ce
orpaHu4aBa cjodona ypehHBara MehycOOHMX OfHOCA Kafa Cy Y NHTakby
[eJIOBU 3rpafe KojH CJTy)Xe 3rpaau kao neinuHH? 360r yera He QO3BOJIMTH
JIMIMMA KOja Cy TUTYJIapH CBOjHHe Ha ogpeheHUM [eJI0BMMa 3rpajie 1a CBOje
O[IHOCe ypeqe 110 CBOjOj BOJbM U Y TOKY LEJIOT Tpajatha Te 3ajeNHHIe? Y TOM
CcMHcCITY, 360r Yera He NO3BOJIUTH 14 Ce H3 pexkMMa kopHiuhietha 3ajeIHUIKHUX
[lesIoBa N0 OCHOBY CYCBOjUHe Npehe Ha pexHM clyxOeHOCTH MM 3akyma?
YujH ce MHTepecH ITUTe 3abpaHoM TakBe MoryhHocTu? My, 36or vera 6u
CBe 3rpafe Y €TaXXHOj CBOjHUHH Y jelHO) 3eMJbH MopaJie 1a Oymy nom UCTHM
NpaBHUM pexuMmom? HamyluTaweM KOHIHeNUMje MPHUHYIHOr 3aKOHCKOT
ypehema eTaxHe CBOjHHE [10J1a3H Ce Ha TepeH HMHCTHTYLHja rpahaHckor
Npasa, Koje Cy MHOTO Jlaklile 3a 00jalliHaBathe M ofpehHBarbe NPaBHe NPHpPO-
1le, a NpaKTH4YHO oMoryhaBajy THTyJlapUMa a pex M KopHIuhera npuniaro-
Jle CBOjUM KOHKpeTHHM noTpebama 1 ogHocHMa. ETaxHa cBOjHHa he y oBOM
cllydajy MMaTH caap)XHHY (OO koje he 3aBUCHTH HeHa NpaBHa NpHpona)
OHAaKBY KakBy joj Oyny onpenuJiv beHu TUTYyJapH. [Ipu Tome cy moryhe ce
BapHjaHTe, 01 CJlyyaja Kafla eTaXKHa CBOjHHa IpeCTaBsba CaMO 1PaBO CBOjHHE
Ha je@HOM mnocedHOM, oapeheHOM neny 3rpane, 6e3 mpaBa CycBOjHHE Ha
3ajeAHUYKUM OdeJIoBMMa 3rpafe U yyeliha y ynpaBibakby 3rpanoM, 10 pexuMa
CYBJIACHHMILITBA Ha L1eN10j 3rpaaH 0e3 onpenesbersa nocedOHUX CyCBOJUHHCKHX
nenoBa. OBO He 3HauH caMo npedaluuBate MpobjiemMa Ha ApyrH HMBO, Beh
oMoryhaBa peluere NUTara kao GakTHYKOr y CBAKOM MOJEAUHOM CJly4ajy,
pykoBonehH ce BOJbOM CAMHUX €TaXXHHUX BlacHHKA. HanyTameM KOHLENLH-
je MPHHYOHOr 3aKOHCKOI ypehera pexHma eTax(He CBOjHUHE, NMUTahe
oapehersa NMpaBHe NPUPOOE ce YMHOrOMe MOjedHOCTaBibyje. Buile He 6u
nocTojajo mpaso koje je GOpMHPAaHO 3aKOHOM ca Ta4yHO olnpeheHOM
cafip>KMHOM, KOje y CTBapH OrpaHH4aBa cj1000[1y eTaXHHM BIaCHHLMMA [a
cBOje OfHOCe ypehyjy Ha Opyrd Ha4uMH, a oTBapa npobneM Heroeor
onpehemsa, Beh 61 ce 0TBOpHIIa MOrYhHOCT [1a ce Ha pa3He OQHOCE TPHMEHE
pa3JIM4MTa npaBua 6e3 orpaHHYEHa 3aKOHCKOM KOHCTPYKLIHjOM Kao jeAHH-
CTBEHOI MHCTHTYTa. Ha npaBHe olHOCe Be3aHe 3a N0jeAUHE €JIEMEHTE MPH-
MeHuna 6u ce onropapajyha npasuna. Tako, HIOp., HA OJHOCE MOBOAOM
noceBHOr fena 3rpafe Ha KOjUMa NMOCTOjH CBOjHHA, TpUMeHHIa OU ce npa-
BMJIA O CBOjJMHH, Ha JeJI0OBe KOjH CJIy)Xe 3rpaauy Kao HeJIMHH, MorJia OH OUTH
NpHMeHEeHA pa3Ha MpaBuia (O CYCBOJUHHM, 3ajeNHHYKO) CBOJUHH, 3aKymy,
ci1yx6eHOCTH...), Beh mpemMa OHOME LUTO Cy ETaXHH BJIACHHLH yCTAHOBHJTH
CBOjOM BOJbOM. OBO ce OJHOCH M Ha ynpaBJbakbe 3rpafoM H OCTalle OHOCe
H3Mehy eTaX(HUX BJIaCHHUKa.
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3aucTa je Telko 06jacCHUTH NpaBHY MPUPOLY HHCTHTYTa KOjU y cebu
CaJp>XH IPAaBO CBOjUHE U NPaBO ydelha y ynpaslbatby 3rpanoM. AJiH, ako je
TO yTpaBJbakbe Pe3yJiTaT yroBopa Koju My onpehyje M obJTHK M calp)XHHY,
OHJIa ofIpeljerbe NpaBHe NPUPO/E jeliHe TakBe 3aJeanue He CTBapa BeJIhKe
npaBHe npoblieMe, jep He MOpa HYXHO [1a OCTOjH KaO aKIECOPHO Y3 eTaXHY
cBojuHYy. [lITaBuille, OHO MOXe y MOTNYHOCTH Na M30CTaHe, Te 1a nocebHa
CBOjHMHa Oyne MOTHMYHO HE3aBHUCHA Ofl, HMIP., CIyX6eHocTH KopUIlhera 3a-
JjeIHHUYKHX nenosa 3rpage. To ce OQHOCH M Ha 3eMJBHILTE KOj& MMa HUCTY
byHKOHMjy ka0 M 3ajeNHHYKH NENOBU 3rpaje, jep camo omoryhasa ko-
pHutheme nocebHUX nesoBa 3rpame. 3akOHOM ce MOTY M Tpeba Jia npeaBuae
"HOpMe KOje MMajy CyNCHIMjapaH kapakeTp, fiakJie koje 61 BaHIIe caMo aKo
ce JIMIIA kOja Cy y MUTamy Apyraydje He norosope. Ha Taj Ha9MH eTaxcHa
CBOjUHa npecTaje na Oyae MHCTHUTYT KOjH je jeIUHCTBEHO M MPHHYIHOM
HOPMOM YypeheH, a IMTakbe Bherose NpaBHe Npupode npedanyje ce Ha HUBO
NojeIMHaYHHUX CllydajeBa KOjH Ce jaBJbajy Kao CIOj PasIMYMTHX IPaBHHUX
OIIHOCA, a KOJH Kao LIeJIMHA er3UCTHPajy caMo Kao O3Hayere a cy Mehyco6HO
MOBE3aHH.

V

IToceOHyY maxciby 3acTyXKyje U pa3MaTarbe pexXxuma Ha IeJIOBUMa 3rpajie
KOjH CcIyXe 3rpamd kao neiduHH. [IcMaTpaHO HCTOpHjckH, Opoj OBaKBMX
JIeJIOBa ce CTAJIHO NoBehaBao U ycJi0KHhaBao. O NpBHUX BUILIECTIpaTHHUNA KO
KOjHX CY Ce Kao IeJIOBH KOjH CJTy>ke 3rpaH Kao LeTMHH jaBIbaJIM cCaMO TEMESh,
HOcehH 3UO0BH, CTENMEHHIUTE U KPOB, N0 JaHalllthbHX BHILIECTIpaTHHUIA KO
KOjHUX TNOCTOje MHoro6pojHM 3ajeMIHUYKH [1eJIOBH (vHcTanauuje 3a Bony,
IJIVH, KaHaIMU3alMjy, CTpyjy, paaro 1 TB, rpejame 1 ap.). Bpoj 1 BpcTa 0BHX
3ajeJHHYKHX NIeJI0Ba Ce CBe BHIlle yBehaBajy Tako J1a I0CTOje CBe M3pa3nTHja
HBHX0Ba GyHKIMOHAIIHA yJIOra y OOQHOCY Ha nocebHe feJioBe 3rpaje 4Hjem
KopHILhewy ciryxe. UMHM ce fa 3rpaja cBe BHllle npecTaje na 6yne cTeap y
OHOM CMHMCJIY KaKO cy je MaHAEKTHUCTH CXBaTHJIW. 3rpaja ce cBe BUILIE ~aTo-
MH3Hpa” U oYHmee na 61Ba jenaH ckyn noceGHHUX aesoBa (CTaHOBA, OCJIOB-
HHUX TPOCTOpPHja H [p.) KOjUMa ce NMyTeM OoapeheHHX nesoBa WU ypehaja
npyxajy oaroapajyhe yciyre (Ipxarbe CTaH4, IOKpUBakha, 0be3beherse f0-
TOKa BOIE, CTpyje MU Ap.). Y CBeTy je JaHac OCBOjeH M jelaH TakaB Ha4MH
rpahema YHja NpakTH4Ha peaiy3altja Tpeba 1a OTIIOYHe 3a Hapy4vHOlle U3
KuHe, kOjUM ce Ha LIEHTPallHW Oe0 3rpane Kpy:KHor oOJiMka, y KoMe ce
yIpaBo Hanale TakBH ypehaju KOjU ciyxe 3rpalH Kao lIeJHMHH, 1o obony
npuvBpuihiyjy roroBu ctaHoBH. [TocebHa 0co6eHOCT 0OBOI cHCTeMa I'pajiihe
Jje na OBM CTaHOBM MOT'Y M Na ce, 6e3 eHOpMHHX TPOLUKOBA, CKHHY M npebare
Ha pyry TakBy OCHOBY, HIIp. M y Ipyrom Mecty. Be3 063mpa Ha To na i1 he
OBa TEXHOJIOI'Hja UMATH HeKy 3Ha4ajHHjy yJjory y OyayhHOCTE, CHIYpHO je
Jla OHa M3pa)kaBa TEHIIEHIIHjy cBe Beher pa3/iBajarba NoceOHHUX eNoBa 3arpaae
O T3B. 3ajeJHUYKUX [eJIoBa, U TO HekaJa y TakBoj MepH Aa oMoryhasa u
BUX0BO GU3UYKO pa3/iaBajarbe. 3a TakaB CUCTEM rpafierba, a HMHH ce W 3a
nocrojehe OOMMHaHTHe cucTeMe, oapenbe 0 HYKHO CYBJJACHHYKOM WJIH
HEXaKBOM JIpYroM YBpPCTOM Be3UBakby €TaXKHHUX BJIACHHKA 33 OBe 3ajelHUUKe
IlesioBe cBe BUIlle he NOCTajaTH aHaXpOHH3aM. :
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3ajeqHUYKH NEJIOBH MOCTajy CBe BMILIE CaMM MO cebM cTBap 3a KOjy
[OCTOjH NOBOJLHO pa3Jiora fa NpHnajaajy HekOM OIpYroM JIMIY (jeIHOM WK
BHILIe H-MX) Pa3IMYMUTOM Of BJacHHKa nocebHHUX nesosa 3rpame. OBo 1o
HMCTOM NPHUHLMIY BaXKH H 3a 3eMibHIUTe. Ha Taj HaYMH eTa)XKHa CBOjWUHa
N0CTaje MpaBoO CBOjUHE Ha NMocebGHOM ey 3rpafie (CTaHy, NOCJIOBHOj Mpo-
CTOPMjH H Ccll.), IOK OCTaJIa 1paBa Koja Ce Kao aKLeCOPHa Be3yjy 3a OBO I1PaBO
NpecTajy [a MOCTOje kKao 3aKOHCKH HYXXHO KOHCTHTYHMCaHa Yy 10jaM eTaxxHe
CBOjHHe, a y CBaKOM CJ1y4ajy OCTajy a IOCTOje [0 APYrHM OCHOBaMa (3aKyil,
ciyx6eHocT Hcil.). Y cBeTJly OBOT pellierha, HIIp., THMTakbe 0OpikaBakba 3ajel-
HUYKMX J1eJI0Ba I0CTaje MHMTaHe 0QHOCA 3aKyIlia W 3aKyII0AaBIa, a npobiem
OMeTama IpYrHX KOPHCHHKa MOXe J1a ce pelld H Yy OKBUpY mnocTrojeher
3aKyITHOTI OIHOCA.

VI

Be3 0631pa Ha TO LUTO y MOMEHYTOM CHCTeMy Ipaliibe jOII HeMa HH
roBOpa y HalllOj 3eMJbH, YHHH ce 1a OH HOCH jelHY WAejy 3a IOCTaBibatbe
oarosapajyher npaBHOr cHCTeMa, koj 61 y HcTOj MepH mMorao aa 6yne Mofe-
paH M Ja 04 3Ha4yajHe NMpakKTH4YHe pe3yJiTaTe. Y Bpeme MUcakba OBOT paja,
aKTyeJTHa je npojaja ApYLUTBEHWX CTaHOBAa HOCHOLIMMA CTaHApCKOr Mpaga.
Cpencrsa koja ce n06H1jy TakBoM Npoaajom, 3akoH (22) npemsuha fa ce, o
IpaBHJy, MOI'Y yNOTpeOHTH caMo 3a HOBY cTaMbeHy H3rpanmsy. Bpsio kopu-
CHHU NpakTHYHH edekTH nobHM O6U ce kama 6U OBMM cpencTBuma Guna
%muancnpaﬂa rpagHa OesioBa 3rpafe KOju CITyse 3rpalH kao LeSUHH, I0K

M caM cTaH ¢HHaHcHpanu Kynuu. Tume 64 OHsa 3HaTHO CHMDKEHA LieHa
KBaJIpaTHOI MeTpa 3a KyMla CTaHa, a OCTBapHJIH OU ce UCTH edekTH Kao H y
nocrojehem cucremy. Kynau 64 MMao npaBo CBOjHHe Ha CTaHY, MpaBoO Ja
KOPHCTH 3aje[IHHYKe IeJIOBe 3rpale U 3eMJbUILITE KOje CIIYXKH HeHO) peloB-
HOj ynoTpebu. [IpaBo Ha ydellhe y ynpassbakby 3rpafioM OTNaaa, a M 0 cana
OHO KOJ Hac HHje UMaJio 3Ha4ajHH]y canpxUHYy. [TocTurio 64 ce yapyxusa-
€ CpefacTaBa, afii ca 60/bHM edekTHUMa Hero IUTO je TO, HIp., CTHULAHe
CYCBOjHHe Ha cTaHy (moceb6HO HM3Melly OpYLUTBEHE CBOjHHE W CBOjHHe
rpahaHa). Kymnau y oBoM cily4ajy cTH4e CBOjHHY Ha CTaHy, LUTO je EBUIEHTHO
najio MHOro 6osee pe3yJiTaTe y CBETY HEro HEKO TakBO MPABO Kao IUTO je
cTaHapcko npaso. "He ynmoTpe6sbaBa 4oBek caMO CTBap, U CTBap ca CBOje
CTpaHe 3aXTeBa HELUTO OJ YOBeKa, 3aXTeBa [1a je YOBEK CXOOHO HeHOj Bpel-
HOCTH 4YyBa U Heryje, ynoTpebrbaBa M y)XMBa y H0j, OHA je[IHOM pedjy 3aXTeBa:
Jbybas” (23).

OBO CBakako 3aXxTeBa JIOHOIUEHe OAroBapajyhHx 3aKOHCKHX MPOMUCA,
OJHOCHO HaMyllTaka KOHUENH]e eTaXxHe CBOjUHE, Kao NpaBa KOje HYXHO Y
cebu canpxu npaeo nocebHe CBOjHHe, MPaBO CycBOjUHE (kOpHIlihera)
NpaBo yNpassbarka 3rpafgoM. OMoryhaBame jeflHe TakBe MpaBHe CHUTyalHje
rae 64 1 nocebHHM OeNOBH 3rpaje MOrM 1a 6yny npeaMeT CBOjUHE JIMLA KOje
HHje BJIACHHK U HeKor nocebHOr fnena Te arpane U ynyhusarkem na ce no6u-
jeHa cpelCcTBa o[l NPOJAaTHX CTAHOBA MOry KOPUCTHUTH W Ha TakaB Ha4HH, 3a
(HMHaAHCHpakbe H3rpaaibe 3ajeAHH4KUX JeJioBa 3rpale, 10k OH ce caM cTaH
¢$pHHaHCHPao U3 cpencTaBa Kymnua, 3Ha4ajHo O Mormo na noacrakHe v yseha
ctaMbeHy H3rpanmby.

(22) 3akoH o cTanoBawy, "Cayxbenu riaacuux PC” 6p. 50/92.
(23) T. Panbpyx, ®unosopuja npasa. beorpan, 1980, cTp. 176.
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¥ cMHcCITy cBera ILTO je peyeHO, CXBaTaka [0 KOjHMa ce NpaBHa KOH-
CTpYKOHja BJIACHHUILTBA CTaHA MOJe€ MOCTAaBUTH caMO kao cafp)kajHO KOM-
NJIEKCaH, aJli NPaBHO jeMUHCTBEH MHCTUTYT, I'lle Cllaiajy U TakBe TeOpHje
kao wrto cy "Theorie von der Dreigliedrigkeit des Wohnungseigentum" u
"Einheitstheorie" noka3yjy Aa joil HHje y NOTNYHOCTH palldyilieHo ca naH-
IEeKTHUM CXBaTakheM I10jMa 3rpale kao jeduHCTBeHe cTBapH.-IIpoliec Ha-
NylwiTawa NaHAEKTHOr CXBaTaka NMOjMa CTBAapH KOjU je 3amo4eo
YHYTpaIiH-0M IO/IEJIOM 3rpajie k0ja Npe/ICTaBIba 00jeKT CBOJUHE, MOpa OHTH
IOBpIlIEH U FbeHUM KOHAaYHHUM HEeCTaHKOM Kao IPaBHOT NojMa (kao objexTa
CBOjHHE) TaMO TI'lie je 3rpania GU3HIKH 01eJbeHa U3MeRY eTaXXHHX BJIaCHHKa.
To He 3Ha4H ykuaawe MOrYhHOCTH Oa ce jelHa 3rpaja y LeJoCTH Hajlasu 'y
TOCey jeHOT JIMLia, Beh camo nonyluTare MOryhHOCTH fa OHa He Mopa 1a
er3UCTUPa Kao 1ojaM y YHjeM OkBUpY Ou 6uiie onpehrBaHe n MOryhHOCTH
Ha ce je[lHa 3rpala y UENOCTH Haja3M y nocely jeQHOr JiMua, Beh camo
IOMyIITare 1a 0Ha He MOpa 1a er3UcTHPa Kao N0jaM Yy YHjeM OKBUDPY OH OMIH
olpehHBaHHU U ypehHBaHU ApYrH MehycoOHH ogHOcH. [IpenackoM 3rpane U3
pexkuMa CBOjUHE jeJHOT JIMIIA Ha LeJ10j 3rpajiv Y peXHM CBOjHHE Ha HheHHUM _
[IeJIOBMMa, MOpajy OUTH HanyluTeHe U cBe pedliekCHH]je HheHe MPeTXOaHe
NpaBHe er3aycTeHlIMje kao uenuHe. To, Takohe, He 3HaYM YkUaake MOTYhHO-
CTH NOCTOjarba CYCBOjHUHE Ha 3ajelHUYKUM JIeJIOBUMa, ajHd Ta CYCBOjUHa
HacTaje Ha OCHOBY CJIOOOJHE BOJbE THUTYJiapa nmoceOHUX [eyloBa, a He Ha
OCHOBY PHHYIHOT 3aKOHCKOT pexxuma. [1paBo ynpaBibaksa kOje HacTaje U3
OBOr'a He OHOCH Ce Ha lieJly 3rpaly, HUje TpaBo ylpasibatha 3rpanoMm, seh
NpaBo yIpaBJbatba 3aje[lH HIKHUM [€JIOBUMA, OMHOCHO NPaBO yIpaBJbatba Koje
ce WM MHa4e U3BOJIM U3 IPaBa CyBJIACHHILITBA Ha je[IHOj CTBapH.

Y ToM cMuUcITy de lege ferenda eTaxkHa cBOjUHa OU NpeicTaBsbalia CBOjH-
Hy Ha opeheHoj rpalieBUHCKO] LeJTMHM KOja MMa nocebaH yJia3 U HaMeHy U
ca K0joM cy rpaheBMHCKH M GYHKIMOHAJIHO NOBE3aHe IPYre TaKBe LeJMHE.
HaxJje, 1o cBojoj MpaBHOj MPHPOOM, €TaXXHAa CBOjUHA je CBOjUHA y CBOM
TPagULIMOHATHOM O00MHKY M caapxWHH. HbeHo moceGHO obesexje jecte
JEIUHO HeH MpeaMeT y UCTOM CMHUCIY Kao LITO ce, HIIP., YMHH I0ojeJia Ha
CBOJUHY Ha NMOKPETHUM W HelNOKpPeTHHM CTBAPHMA, UJIM CBOjUHY Ha 3eM-
JbUILTY, 3rpafiamMa W ci. JIpyru mpaBHHU OOHOCH KOjH HacTajy MOBOLNOM
eTa)XHe CBOJUHE Ha OCHOBY CJI0G0HO U3paxeHe BOJbe THTYJIapa MMajy CBOj
nocebaH npeaMeT M 3a BUX Baxce nocebHa MpaBHJIa, Na je U HHXOBa PaBHa
npHpofa Apyraimja.

(ITpumiberno 28. X11992.)

Mr Zlatko Stefanovié,
Legal officer, Municipality of Bor

LEGAL NATURE OF CONDOMINIUM

Summary

Historical development of conception of legal nature of condominium (floor-by-
floor ownership) begins with total negation, which is a reflection of the Pandects theory of
the substance of ownership over buildings. First theories and laws classify it as statutory
servitude.

569



ATI®D, 6/1992 - Mp 351aTKO CTE?):IHO%HT], IT :)IBHZI NPHUPOJA eTaXKHe CBOjUHe
cTp.

The basis for modern conception of the condominium was supplied by Planiol and
Ripert. They consider that there exist different and divided ownerships, one upon the other,
and interlaced with the ownership over parts which are necessarily common or determined
for joint use of different owners. Two decisive steps have been taken: one was abandoning
the traditional Pandects conception of a building, as the only possible object of ownership,
and the other the establishing of different rights concerning some parts of the building.

According to modern theories, this is a unique institute which consists of various
powers (Eincheitstheorts, and the like). Such ideas are mainly based on coercive statutory
regime of the floor-by-floor ownership. By leaving to the condominium owners to deter-
mine freely the form of ownership over the parts of the building belonging to them, many
difficulties of legal nature are avoided, while significant economic effects are schieved. By
means acquired by sale of socially-owned apartments to the holders of dwelling right, it is
possible to finance only the construction of so-called joint parts of the building, which results
in reduction of the price of apartments. At the same time, the regime ofownersmp remains,
while former unsuccessful categories are abandoned (such as social ownership, the right to
an apartment).

-

Key words:  Condominium (floor-by-floor ownership).- Legal nature.- Co-wnership.

Zlatko Stefanovic,
conseiller juridique au Fonds de la Commune de Bor

LA NATURE JURIDIQUE DE LA PROPRIETE PAR ETAGES

Résumé

L’ évolution historique du concept de la nature de la propriété par étages commence
par sa négation complete, ce qui est le reflet du concept pandecte de la propri€té sur les
batiments. Les premiéres théorics et les premiéres lois le rangent dans le concept de la
servitude légale.

La base du concept moderne de la propriété par €tage est fournie par Planiol et
Ripert qui considérent qu’ li existe des propri€tés superposées et divisées entre elles
combinées avec la propricté sur les parties qui sont nécessairement communes ou destinées
a I’ usage commun des divers propriétaires. Deux pas décisifs ont été opérés: I’ un est I
abandon du concept traditionnel pandecte du batimrnt comme unique objet passible de
propriété ct I’ autre est I établissement des droits différents concernant certaines parties
du batiment.

Les théories modernes la comprennent généralement comme un institut uni de
divers pleins pouvoirs (Encheitstheorie etc.). De tels concepts sont généralement
conditionnés par I’ instauration du régime €gal forcé de propri€té étages. En laissant aux
propriétaires par étage le soin de définir eux-mémes la forme de la propriét€ sur les parties
du batiment qui leur appartiennent on évite les difficultés d’une certaine nature juridique
et on réalise des effets économiques considérables. Par les moyens obtenus par la vente
des immeubles en propriété sociale aux titulaires du droit d’ habitation et par d’ autres
moyens on peut financer la construction des parties communes du batiment ce aboutit 3
la réduction du prix du metre car¢ de I’ immeuble, tout en restant dans le domaine du
régime de propriété et tout en abandonnant les catégories échoués utilisées jusqu a présent
(la propriété sociale, le droit d” habitation).

Mots clé: Propriété par étages. - Nature juridique. - Copropriéte.
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