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Abstrakt

Vybér bydleni patii mezi kli¢ova rozhodnuti obyvatel. V Cesku se jedna o pomé&mé novy
proces, ktery do roku 1989 nefungoval zcela svobodné a jemuZz si obyvatelé na zakladé relativné
kratkych zkusSenosti teprve privykaji a uci se jej. Vyznam vybéru bydleni je na jedné strané
podminén nizkou ochotou obyvatel Ceska se stéhovat, na druhé strané umocnén vysokou pofizovaci
cenou bydleni, kterd je zpravidla nejvyssi zivotni investici domadacnosti. Pfi vybéru bydleni,
tedy uspokojovani jedné ze zakladnich zivotnich potieb, lidé zvazuji mnoho aspekti.
Mezi nejvyznamnéj$i z nich patii pfedev§im misto budouciho bydliste.

Vyzkum bydleni je v geografii pomérné novym tématem. I pfesto, zZe systematicky vyzkum
bydleni a kvality bydleni v Cesku probiha stale intenzivné&ji (ve spole¢enskovédnich oborech jiz vice
nez dvé desetileti), hodnoceni izemni diferenciace kvality bydleni a komparace obci podle vhodnosti
pro bydleni provedeny nebyly. Pojem kvalita bydleni se dosud objevoval témér vyhradné
ve spojitosti s obydlim, zékladni jednotkou bydleni. Bydleni pronikd do vSech zakladnich sfér
lidského a spolecenského Zivota, proto je pii hodnoceni kvality bydleni tfeba zohlednit
vice piistupti k bydleni a slozek kvality bydleni: technickou, polohovou, ekonomickou, pravné-
institucionalni, socialné-kulturni.

Tato dizertaéni prace diskutuje teoretické pfistupy rdznych védnich oborti k bydleni
areziden¢nim preferencim, pficemz klicové znich Cerpa znové formované geografie bydleni.
V roviné metodologické prace prispiva k utfidéni atributl, podle kterych vybér bydleni probiha
nebo by probihat mél. Atributy podle vyznamu pomohli utfidit osloveni experti na problematiku
bydleni v Cesku z fad poradct, developerii a akademickych pracovniku.

Cile prace lze definovat ve tfech rovinach. Prace pfispiva ke geograficky tradicnimu
vyzkumu reziden¢nich preferenci, zhodnocuje a analyzuje kvalitu bydleni v tirovni obci Ceska
a diskutuje, jakym zplisobem a na zakladé ¢eho lze kvalitu bydleni hodnotit. Diraz je kladen
na ukazatele, zdroje i kvalitu dat a metody hodnoceni, které Ize pti hodnoceni kvality bydleni pouZit.

Na zaklad¢ provedeného expertniho Setfeni bylo zjiSténo, Ze pro vybér bydleni jsou
a dopravni dostupnost. Z hodnoceni kvality bydleni v urovni obci Ceska vyplynulo, Ze nejvyssi
kvality bydleni dosahuji mésta s vice nez 20 000 a méné nez 50 000 obyvateli a naopak nejnizsi
hodnoty kvality bydleni dosahuji obce s méné nez 500 obyvateli, zejména pak ty ve Stfedoceském

kraji, které ve vSech vyse uvedenych atributech ziskaly nizké hodnoceni.

Klicova slova: geografie bydleni — kvalita bydleni — rezidenc¢ni preference — obydli — izemni

diferenciace — vybér bydleni — provozni naklady — stéhovani — Cesko



Abstract

Choice of housing is one of the most important decisions of inhabitants. It is a relatively new
process in Czechia, which did not work absolutely freely till 1989. Inhabitants accustom to choice
of housing and learn this process, which is based on the relatively short experience. On the one hand,
the importance of the choice of housing is conditional by low willingness of the Czech inhabitants
to move. On the other hand, it is amplified by the high purchase price, which usually means
the greatest investment in life of households. Thus, people consider many aspects in the wish
to satisfy one of the basic life needs during the choice of housing. The place of future residence is
one of the most important of them.

Housing research is a relatively new topic in geography. Even though systematic research
on housing and quality of housing in Czechia takes place more intensively (in the social sciences,
for more than two decades), no territorial differentiation of the quality of housing assessment and
comparison of municipalities according to suitability were performed. The concept of quality
of housing has appeared almost exclusively in connection with the dwelling yet, the basic unit
of housing. Housing permeates all basic areas of human and social life. Therefore the evaluation
of the quality of housing should consider more approaches to housing and components of housing
quality: technical, positional, economic, legal-institutional, socio-cultural.

The theoretical approaches of different disciplines to housing and residential preferences are
discussed in this thesis primarily. The key approaches were drawn from the newly formed housing
geography. The thesis contributes to sorting out of the attributes which determine (or should
determine) the choice of housing at the methodological level. Experts on housing in the Czechia
were addressed among consultants, developers and academics. They helped to sort the attributes
according to its importance.

The aims of the thesis can be defined in three levels. The thesis contributes to geographically
traditional residential preferences research, evaluates and analyses the quality of housing
in the Czech municipalities and discusses how and on what basis can be the quality of housing
assessed. The emphasis is on indicators, sources, quality of data and methods of evaluation, which
can be used in the assessment of the quality of housing.

Based on the experts” investigation it was found out that the most important attributes
for the choice of housing are housing price, the presence of medical doctors and schools
in the municipality, crime, environment and transport accessibility. The evaluation of quality housing
in the municipal level of Czechia showed that cities with more than 20,000 and less than
50,000 inhabitants reach the highest quality of housing, while municipalities with fewer than
500 residents reach the lowest value of housing quality, especially those in the Central Bohemia
Region, which received a low evaluation of all of the attributes mentioned above.

Keywords: geography of housing — quality of housing — residential preferences — dwelling —

territorial differentiation — choice of housing — operational costs — migration — Czechia



Uvod

Kombinace zmény hodnotové orientace a transformace mysleni obyvatel Ceska
poroce 1989 zvysila vyznam vyzkumu kvality Zivota, kazdodenniho blahobytu i pocitu
Stésti. Kvalita bydleni jako soucast kvality Zivota jedince ma pfi objektivnim i subjektivnim
hodnoceni podstatnou roli, protoze velka ¢ast Zivota se odehrava v misté bydliste.

Rozhodnuti o umisténi bydleni je jednim z klicovych rozhodnuti zivota obyvatel
a zcela determinuje jejich budouci vnéjs$i prostiedi, denni pohyb v prostoru, dojizd’ku
do prace/skol, vyuzivani sluzeb imoznosti kulturniho vyziti a spoleCenské interakce.
Vybér mista pro bydleni byl v Cesku novou zkusenosti, se kterou se setkavaly kazdy rok
desetitisice lidi, pfestoze podle Kupiszewskiho a kol. (1999) vladni politika prvni poloviny
90. let pfirozené migrac¢ni proudy zpomalovala specifickymi intervencemi. Jako dasledek
svobodného rozhodovani ve vybéru tUzemi probydleni doSlo primarné k ¢astecné
redistribuci obyvatel, kdy se obyvatelé stéhovali z populaéné vétsich do mensich sidel Ceska
(Cermak 2005).

Vyzkum tzemni diferenciace kvality bydleni miize pomoci decizni sféfe v riznych
planovacich dokumentech, at’ uz subvencnich (napt. bytova politika statu), nebo regulacnich
(napf. izemni plany obci nebo zasady uzemniho rozvoje vétSich regionll), a napomaha urcit,
které regiony potiebuji vyssi podporu bydleni. Vyznam podpory bydleni spociva
ve vyvazenosti obou smérti migrace a v eliminaci problémovych oblasti z pohledu bydleni,
pficemz u obojiho je vysledkem stabilni populacni velikost sidel a vyvazend obnova
bytového fondu. Pied implementaci regiondlnich rdmcii do bytové politiky je tieba zlepsit
dovednost hodnoceni kvality bydleni.

Kvalitu bydleni podminiuji mnohé faktory, a to technické, polohové, ekonomické,
pravné-instituciondlni a  socidlné-kulturni  povahy. Zminéné faktory  vychazi
z interdisciplinarniho pfistupu k hodnoceni bydleni a odrdzeji se v nich rtizné ptistupy
védnich oborii zabyvajicich se bydlenim. Pomérné¢ nové se vyzkumem bydleni zabyva
geografie bydleni. Na vznik této nové discipliny mélo vliv nékolik meznikd ve vyvoji
geografie. Na jedné stran¢ se od 60. a intenzivné od 70. let minulého stoleti zacal klast diraz
na roli jedince a jeho vnimani prostoru. Na druhé strané pak s ptichodem postmodernich
a dalSich novych myslenkovych smérti do spolecenskych véd zacala sociadlni geografie nejen
pouzivat nové koncepty, ale i obohacovat predmét svého badani. Geografie bydleni v sobé
zahrnuje pristupy humanistické geografie s dlirazem na misto a pozici jednotlivce v ném

(Tuan 1975) a zaroven cast ptistupi behavioralni geografie zohlednujici rozhodovani



jednotlivel a jejich percepci prostiedi. Behavioralni geografie studuje emociondlni
a racionalni aspekty rozhodovacich procesii, zaroven vnasi prvky zkuSenosti a informaci,
které do té doby pouzivaly piedeviim psychologie a sociologie. Vyzkum sidel v Cesku
se soustfed’'uje na sledovani rozdili mést a venkovskych obci, pficemz tento diskurs je
relevantni 1 v otazce bydleni. Charakteristickym rysem transformace je populacni rast
venkovskych obci proti ostatnim sidlam v Cesku, jenZz oviem probihal v riiznych tuzemich
odli$né a s rozdilnym zac¢atkem populacniho ristu (Musil, Miiller 2008). Sociodemografické
a ekonomické rozdily mezi venkovskymi a méstskymi sidly tizemi Ceska popsal jiz Andrle
a Srb (1988), rozdily mezi obéma typy sidel mohou mit ovSem odlisnou, hlubsi podstatu.
V soucasné geografii se proto pii vyzkumu venkova prosazuji pfistupy nové regionalni
a kulturni geografie zamétfené na vyzkum regiondlni identity, percepce prostoru nebo
regiondlni  aktéry (napt. Chromy a kol. 2011, Chromy, Skala 2010).
Sykora a Mulicek (2012) zjistili, Ze nepatrné roste pocet obyvatel perifernich obci, zatimco
jadra, resp. mésta ztratila mezi roky 1991 az 2011 pftiblizné 2,6 % podil na celkové populaci
Ceska. Pii¢iny selektivniho popula¢niho ristu perifernich obci oviem dostatedné vysvétleny
nebyly a rozdily v kvalit¢ bydleni by k vysvétleni mohly alespont Céastecné pfrispet.
Neoklasické ekonomické teorie chybné uvadéji, ze volba lokality bydleni je determinovana
pouze blizkosti pracovnich pfilezitosti, a tedy nema smysl se lokalizacnimi faktory bydleni
blize zabyvat (Lux a kol. 2006). Pfitom Sustrovaa Simon (2012) pfi vyzkumu
kontraurbanizace zjistili, Ze prace hrala roli pfi vybéru nového mista pro bydleni jen
u nékolika respondentd — migrantd.

Kvalita bydleni determinuje vétSinu zivota jednotlivcl, protoze utvari prostiedi,
kde travi podstatnou Cast svého casu. Kvalitu bydleni lze vnimat také jako podminky
prostiedi, které umoziuji regeneraci sil, rodinny Zivot a seberealizaci mimo zaméstnani.
Kvalita bydleni mize byt i indikatorem vyspélosti, spoleénym rozvojovym cilem statu,
municipalit a zarovenn domacnosti. V pribéhu procesu vybéru bydleni by mél byt kladen
daraz nejen na cenu bydleni, ale na celkové néklady na bydleni vcetné€ provoznich néklada,
a to jiz proto, ze podil vydajii na provoz bydleni dlouhodobé roste (Lux, Mikeszova 2009).
V roce 2014 byl v Cesku primémy podil vydaji domacnosti na bydleni a energie druhy
nejvyssi vEU (27,3 %; MMR 2015). Provozni naklady bydleni jsou napti¢ Ceskem
regiondlné¢ diferenciované a geograficky vyzkum se jim dosud nevénoval.

Subjektivnim vnimanim urcitych parametri bydleni se zabyva vyzkum reziden¢nich
preferenci, ktery kromé jiného sleduje geograficky nejdilezitéjsi ¢ast rozhodovaciho procesu

obyvatel, uvazovani o vybéru mista bydleni. Reziden¢ni preference jsou vysledkem
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zkuSenosti, socidlnich norem a kulturnich obyc¢ejt jednotlivell potazmo domacnosti, které se
utvaii dlouhou dobu a funguji odlisné¢ na rliznych fadovostnich trovnich. Dilezitou tlohu
v preferencich a rozhodovani obyvatel hraje efekt sousedstvi, Cili preference mista zndmého
a se kterym ma obyvatel zkuSenost. Pfi vyzkumu rezidencnich preferenci Slavik, Gréc
zéky stiednich Skol pii subjektivnim hodnoceni kvality zivota v sidle.

Rezidencni preference liSici se od stavajiciho bydleni nemusi byt jednozna¢nou
implikaci vlastniho st¢hovani obyvatel a v rdmci rozhodovaciho procesu se bydlici deli
na ste¢hujici se a zlstavajici. Tedy ty, co realizuji svoje piedstavy o novém bydleni nebo ty,
co svoje stavajici bydleni méni nebo se s nim ve stavajici podob¢, byt jen docasné€, smifuji.
Jednotlivé kategorie rezidencnich preferenci mohou byt clenény stejné, jako je tomu
u kvality bydleni.

Cesko je vyjimedné neochotou obyvatel stéhovat se piedevdim za pracovnimi
prilezitostmi (Lux, Sunega 2007) a také se jednd o disledek tradi¢né konzervativniho
uvazovani obyvatel (Librova 1997). To ma za nasledek strnulost ¢eského trhu s bydlenim
(Polédkova a kol. 2006), ptedevsim pak trhu s rodinnymi domy. Zaroven to také znamena,
7e Cesi maji pevngj§i vztah k mistu bydleni. Nutnost stéhovat se je povaZovana za krajni
feseni bydlicich (Lux 2001) a lze pfedpokladat, Ze neochota obyvatel Ceska stéhovat se
za praci je v poslednich letech dale zesilena 1) rostoucim podilem vlastnického bydleni,
2) lepsi dopravni dostupnosti center jednotlivych regionli i dopravnim propojenim
jednotlivych  regiontt  (zlepSujicimi se podminkami pro pracovni dojizd’ku),
3) ristem individudlni automobilové dopravy, 4) zlepSujici se konektivitou domadacnosti
a zménou formy prace. Obyvatelé Ceska se v poslednich dvaceti letech stéhovali prevazné
vramci okresit (Lux, Sunega 2007), ptenesen¢ 1ikraji. Z Postoji k bydleni 2013
(Postoje k bydleni 2013) vyplyva, ze 62 % respondenti zamyslejicich st€éhovani se planuje
stéhovat jen vramci obce, kde se nachazi jejich soucasné bydlisté. Lux (2002) shrnuje
vysledky dotaznikového Setfeni v konstatovani, Ze spokojenost s bydlenim neni pftilis
ovlivnéna charakteristikami respondenta, ale technickymi a polohovymi charakteristikami
uzivaného bydleni. Zjisténi, ze 80 % dotdzanych respondentii je spokojeno (resp. neni
nespokojeno) se svoji stavajici bytovou situaci, podtrhuje i fakt o malé ochoté Cecht
se st¢hovat. V kontextu tohoto nelze ovSem s jistotou tvrdit, Ze vyberu svého bydleni vénuji
veétsi pozornost nez obyvatelé ostatnich zemi. Statistiky o délce rozhodovaciho procesu
bohuzel neexistuji. Cast informaci o rozhodovacim procesu lze ziskat ze studii behavioralni

ekonomie zalozené na konceptu racionality (snaze obyvatel o maximalizaci uzitku)
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pfi zméné¢ mista bydleni a rozdé€lujici samotny proces vybéru nového bydleni do nékolika
Iépe posouditelnych fazi (napt. Wong 2002, Mulder 1996). Piitom v jinych zemich je
stéhovani se soucasti zivotnich cykli a standardné probihd nékolikrat za Zzivot.
V pribéhu zivota se spolu se zménou potieb bydlicich méni i jejich obydli a tim i celkova

kvalita bydleni, ve vétsin¢ ptipadii k lepSimu (Clark, Dieleman 1996).

Cile prace

Koupé bydleni neni ,,...individualnim, informovanym a pragmaticky promyslenym
krokem* (Lux 2015, s. 5). Informace nejsou vSem lidem dostupné stejnym zplisobem,
resp. lidé neberou v potaz vSechny aspekty jejich budouciho bydleni, a mimo jiné proto je
cilem nalézt ukazatele, které pti vybéru bydleni, a lokality bydleni zvlaste, hraji podstatnou
roli. Tim se prace snazi ptispct ke geograficky tradi¢nimu vyzkumu reziden¢nich preferenci.
Ptestoze nebyl uskute¢nény zadny vyzkum prostorovych preferenci bydleni, prace predklada
pro vysvétleni rezidencnich preferenci mozné pouzit. Druhym cilem prace je zhodnotit
a analyzovat kvalitu bydleni v trovni obci Ceska, ¢imZ se prace snaZi o testovani zjisténych
ukazatelti dilezitych pro vybér bydleni. Nalezeni mist, v tomto pifipad¢ obci, které maji
nejvyssi kvalitu bydleni, mize pomoci pochopit migraéni sméry obyvatel, které dosud
nebyly uspokojivé vysvétleny. Zaroven lze na zakladé vysledki hodnoceni regiondlni
diferenciace kvality bydleni identifikovat uzemi, ktera by méla byt v oblasti bydleni
subvencovéna. K hodnoceni kvality bydleni jsou sestrojeny indexy kvality bydleni, které se
povzoru indexi kvality zivota (blize Hefmanova 2012) skladaji zvice ukazatelii
zastupujicich jednotlivé slozky bydleni. Prace diskutuje nékteré zakladni prostorové
koncepty, naptiklad porovnava kvalitu bydleni venkovského a méstského prostiedi
a prostfednictvim kvality bydleni ovétuje relevantnost teze o ,,Zlaté Praze a zaslibeném jihu*
jak byla definovana Illnerem a Vajdovou (1992) a dale rozvedena naptiklad Stefankovou
a Drbohlavem (2014). Ttetim cilem prace je diskutovat kvalitu bydleni a moznosti jejiho

hodnoceni v SirSich souvislostech geografickych a spolecenskovédnich vyzkumn.

Vyzkumné otazky, hypotézy a predpoklady

Vyzkumné otdzky jsou rozdéleny na obecné a konkrétni vztahujici se k vybéru

ukazateld kvality bydleni, zvlast' pro jednotlivé slozky kvality bydleni.



Pracovni hypotézy navazuji na teoretickou ¢ast této prace a spolu s predpoklady byly
v prub¢hu vyzkumu podstatné redukovany s ohledem na to, jak se ménil rozsah jednotlivych
kapitol, a vyvstavaly podstatnéjsi nezodpovézené otazky.

Vvzkumné otazky k aspektam vybéru bydleni

e Na vyznamu kterych faktorti bydleni se experti neshoduji a proc?
e Jaké ukazatele Ize sledovat v tirovni obci Ceska?

Vvzkumné otazky k regionalni diferenciaci kvality bydleni

e Kde je nejvyssi kvalita bydleni a pro¢ prave tam?

e Existuji prostorové vzorce jednotlivych slozek kvality bydleni na arovni obci Ceska?

e Jaké jsou vzdjemné vztahy mezi jednotlivymi ukazateli kvality bydleni?

e Jak se lisi regionalni diferenciace kvality bydleni a pfiristku obyvatel st¢hovanim
v obcich?

e Jak se lisi technicka slozka kvality bydleni obci podle pfevazujiciho typu obydli?

e Existuji kromé ceny bydleni dalsi ukazatele spojené s vydaji na bydleni?

e Lze nalézt u finan¢niho zatizeni domécnosti regionalni rozdily?

e Kdo jsou aktéfi v oblasti bydleni a jaky maji vliv na kvalitu bydleni?

Pracovni hypotézy

e Kvalita bydleni se vobcich Ceska zvySuje Umérné rostoucimu piiristku
obyvatel stéhovanim.

Ocekavano je prevazujici racionalni rozhodovani domdcnosti a objektivni
vyhodnocovani hlavnich aspektii nového bydlisté priblizne odpovidajicich faktorim
kvality bydleni.

e Se zvySujicim se indexem polohové slozky kvality bydleni v obcich Ceska klesa
index ekonomické slozky kvality bydleni.
ze cena bydleni zavisi predevsim na poloze obydli (Nedomova 1999). Zaroven
vychazi z konstrukce samotného indexu ekonomické slozky kvality bydleni, kde
cenové faktory bydleni maji nejvétsi vahu v indexu, a tudiz obce s nejvyssi cenou
bydleni jsou v zebricku obci podle ekonomickée slozky umisteny nejnize.

Ptedpoklady
e Nejvyssi kvalitu bydleni maji pfedevSim mésta, protoze na rozdil od venkovskych

obci se v nich nachazi zakladni instituce.



o Uzemi Ceska je velice heterogenni ve viech pro bydleni podstatnych ohledech,
ato jak v urovni krajii, tak v trovni okresti. Neexistuji proto problémové regiony
bydleni, ale problémové oblasti na lokalni trovni, kterym je tfeba poskytnout
selektivni cilenou podporu.

e Naklady na pofizeni a provoz bydleni jsou v Cesku niZsi na venkové neZ ve méstech.
Domacnosti bydlici ve venkovskych obcich musi vynakladdat vice prostiedkl
na dopravu. Index ekonomické slozky kvality bydleni se snizuje imérné vzdalenosti
od krajského mésta.

e Na vydajich domacnosti ve spojitosti s bydlenim se vyznamnou mérou podili
provozni néklady, které jsou uzemné diferenciovany.

e Venkovské obce maji atraktivnéjsi ptirodni prostiedi a jejich obyvatelé se diky tomu

mén¢ rekreuji mimo domov.

Metodika

Prace se zakldda na tfech hlavnich vyzkumnych metoddch a jednd se o kombinaci
metod kvantitativni a kvalitativni povahy.

Prvni z nich, expertni Setfeni formou delfské metody, vyuziva oslovenych odbornikli
k utfidéni ukazatel kvality bydleni. Cilem delfské metody je uréity konsensus nebo shoda
expertli na jednom vysledném vystupu. Kazdému vybranému aspektu je piifazena patficna
vaha, kterd je zakomponovdna do vzorce dil¢ich (vradmci slozek kvality bydleni)
a celkovych souhrnnych indexi kvality bydleni. V ramci fizenych rozhovori se s experty
diskutuje 1 samotny vybér ukazatell tak, aby zadny vyznamny ukazatel nechyb¢l, zaroven
jsou vybrany takové ukazatele, aby se vSechny uvedené ukazatele daly hodnotit v druhé casti
vyzkumu kvantitativné (viz dale).

Druhéa metoda je kvantitativni povahy a hodnoti data o bydleni pfevazné v trovni obci,
pripadné okrest, kde nejsou podrobnéjsi data k dispozici. Jedna se o stavové ukazatele a rok,
ke kterému se stav ukazatele vztahuje, se 1i§i v zavislosti na typu pouzité¢ databaze s tim,
7e vétSina ukazateld se vztahuje k obdobi let 2011-2014. Z ukazatell jednotlivych slozek
kvality bydleni jsou vypocteny indexy, a to pomoci vah vyplyvajicich z primérnych
bodovych znamek ukazateld pridélenych v provedeném expertnim Setfeni. Vysledné indexy
jednotlivych slozek kvality bydleni jsou primérem vybranych ukazatelli nasobenych
uréenymi vdhami. Dva vypoctené indexy kvality bydleni zobrazuji ptfedevSim uroven
bydleni v obcich i potencial obci pro dalsi rozvoj bydleni. Prvni index celkové kvality
bydleni zohlednuje rozdily v poctu instituci a pritomnosti atributi vetejné dopravy, druhy

9



index celkové kvality bydleni rozliSuje pouze, zdali obec je sledovanym prvkem vybavena ¢i
nikoliv. Metoda kartografické vizualizace dat je zpracovana pro indexy jednotlivych slozek
kvality bydleni a indexy celkové kvality bydleni. Pfi hodnoceni kvality bydleni je mozné
se setkat stzv. adekvaénim problémem, kdy vypovidaci schopnost zkonstruovanych
agregovanych indexi je omezena, v dusledku postupného zobectiovani, primérovani
a vysledné hodnoty indexti pak nejsou poplatné realité.

Treti metoda ovétuje vysledky vzeslé zkvantitativniho hodnoceni formou
intenzivniho vyzkumu na piikladu nékolika obci zdjmového uzemi. ProtoZze hodnoceni
kvality bydleni je svym zpisobem unikatni a mize vykazovat uritou deformaci danou
statistickym zpracovanim, skorovanim, primeéry, ptipadné¢ nevhodné zvolenymi ukazateli,
byla pouzita metoda mistniho Setfeni. Intenzivni vyzkum mél také pokryt nedostatecné
zastoupeni ukazatelll ptedevsim u socialné-kulturni slozky kvality bydleni, pfipadn¢ nékteré
charakteristiky domovniho fondu, které¢ z pouzitych statistik nemusi byt patrné.

Vyzkum kvantitativni povahy probihal v urovni obci Ceska, kterych bylo
k rozhodnému datu 31. 12. 2015 dohromady 6 253. Jedna se o pomérné heterogenni datovy
soubor. Obce se znacné li§i jak svoji rozlohou, poctem obyvatel nebo regionalnim
vyznamem. Za zajmové Uzemi k provedeni intenzivniho vyzkumu bylo zvoleno uzemi
Libereckého kraje. Autor vychazi z vlastni znalosti zdjmového uzemi a vhodnost vybéru
jako zajmového uzemi doklada i vyrazna fyzickogeograficka i sociogeografickd rtiznorodost
na relativné malém tzemi, stejné¢ tak pfitomnost velkych sidel a metropolitnich areald,
venkovskych oblasti i marginalnich tzemi. Velkd cast Libereckého kraje byla postizena
vysidlenim némecky mluvicich obyvatel po druhé svétové valce, zaroven jsou zde tradi¢ni

ceské venkovské oblasti (Semilsko).

Vysledky a diskuze

Expertni dotaznikové Setfeni formou delfské metody probéhlo na pielomu let
2010a2011. Vybrani byli predni odbornici zabyvajici se bydlenim v Cesku.
Experti hodnotili ukazatele technické, polohové, ekonomické, pravné-instituciondlni
a socidlné-kulturni slozky kvality bydleni, dohromady 86 ukazateld, z nichz bylo pro dalsi
hodnoceni vybrano 27 ukazatelii s nejvysSimi bodovymi zndmkami a nizkymi rozptyly
hodnoceni.

Technicka slozka kvality bydleni se jiz ze své podstaty vaze k samotnému obydli.
Do technické slozky kvality bydleni spadaji 1 klicova dilemata vybéru nového bydleni.

Zakladnim rozhodnutim domécnosti pii vybéru bydleni je volba typu obydli.
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NejpocetnéjSim typem domu uréenym k bydleni zlstdva ovSem dlouhodob¢ samostatny
rodinny diim. Podle podilu rodinnych domt v obci se 1i$i vétSina sledovanych charakteristik

technické slozky kvality bydleni (Tabulka 1).

Tabulka 1 Vybrané ukazatele technické slozky kvality bydleni

Ukazatel Pramér| 9 usﬂekcv)vy Rozptyl
prumér

Priimérna obytna plocha bytu 4,3 4.4 0,67
Podil trv. obydl. domd pfipojenych na kanalizaéni sit 4,0 3,8 1,71
Podil byta I. Kategorie 3,7 3,7 0,20
Podil domd majicich nosné zdi ze stavebniho materialu sténové
panely 3,8 3,6 0,44
Priimérny poc¢et osob bydlicich v byté 3,7 3,5 1,06
| Podil trv. obydl. domi zasobovanych pitnou vodu z vodovodu | __ ¢ 3 2 34 __135l

Zdroj: Vlastni zpracovani, Podil bytt . Kategorie nahrazen Podilem byt vybavenych splachovacim zdchodem

Hodnoceni technické slozky kvality bydleni lze rozdélit na vnitini charakteristiky

obvydli, vnéjSi stav a materidly obydli a pfipojeni na sit€ technické infrastruktury.

Pii hodnoceni technické slozky kvality bydleni se zda vhodnéjsi vétsinu ukazateli CSU
relativizovat nebo vazit (napi. plocha obydli na pocet bydlicich osob, primérna plocha
obytnych mistnosti atp.). Naopak chybi dal$i data k hodnoceni parametri vnitfnich
charakteristik obydli, ovliviiujicich komfort i zdravi osob, jako pfistup denniho svétla,
moznosti vétrani, teplotni komfort, svétld vyska stropu, zdravi nezavadné materidly
(WorldGBC 2015).

Hodnoceni ukazateld technické slozky kvality bydleni zahrnuje ukazatele s vysokou
variabilitou hodnot priméarniho datového souboru. Souvisi to s individualizaci vystavby
a obecné nizkou mirou regulace, ale zejména s rozdily mezi ptevladajicimi typy obydli
v populacné nejmensich a nejvétsich obcich. V dusledku vyse uvedeného je hodnoceni
technické slozky kvality bydleni velkym zobecnénim a vysokd variabilita hodnot
jednotlivych ukazatelt uvnitt jednotlivych obci neni patrna kviili pouziti primérnych hodnot
ukazateli za jednotlivé obce. U bytového a domovniho fondu lze pozorovat vyznam
prevladajiciho obdobi vystavby, a to jak relativni stabilitu v ¢ase danou pfedevsim dlouhou
zivotnosti obydli (odhadovanou na piiblizn€¢ 100 let), tak rychlé prijeti technologického
pokroku 1 inovaci u obci s vysokym zastoupenim nové vystavby. U vnitinich charakteristik
obydli nejsou piilisné rozdily mezi jednotlivymi obcemi Ceska. Nejvice se lidi obce podle
pramérné obytné plochy, jejiz hodnoty se zvySuji pfiblizné s rostoucim podilem domi

postavenych po roce 2001. Pro hodnoceni vnéjsiho stavu a materiali obydli Ize vyuzit
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dalsich ukazateld, které bohuzel nejsou dostupné v Grovni obci (napf. Setteni ENERGO,
CSU 2004). V obcich Ceska stale neni dobudovéna technickd infrastruktura, zejména
pfipojeni na kanalizaci, které je nejnizsi ve Stiedo¢eském a Libereckém kraji.

Ukazatele polohové slozky kvality bydleni zastupuji tfi podskupiny: plochy, sité
a prostfedi (Tabulka 2). V podskupiné siti jsou pomoci dopravnich ukazateli nejlépe
hodnocena mensi i veétsi mésta. Podle ukazatelit podskupin ploch i prvkl jsou nejlépe
hodnoceny obce v perifernich Gzemich bez pfitomnosti hlavnich znecistovateli ovzdusi.
Kli¢ovou ulohu pti hodnoceni polohy hraje métitko, pfi jehoz zméné z trovné obci je mozné

a pravdépodobné i vhodné pouzit v ramci zminénych podskupin odlisné ukazatele.

Tabulka 2 Vybrané ukazatele polohové slozky kvality bydleni

Ukazatel Pramér ag,%%(g,\{y Rozptyl
Méstska hromadna doprava 4,9 0,11
Staré-ekologickézatéze 4,0 0,89
Kvalita ovzdusi 4, 0,77
Dopravni dostupnost do ORP (obce s roz$ifenou plsobnosti) 41 0,36
Pfitomnost vlakové stanice 3,7 0,44
Podil ploch - trvalé travni porosty 34 0,69
| Podil zastavénychploch | 34 0,25

Zdroj: Vlastni zpracovani
Za ukazatel staré ekologické zatéze prestala byt dostupna data v Urovni obci, proto nebylo mozné jej

vyhodnotit.

Do hodnoceni polohové slozky je tfeba také zohlednit mikropolohu, umisténi obydli
v ramci sidla. Do podrobného vyzkumu by mohly vstupovat i charakteristiky pozemkl
(svazitost, expozice vici svétovym stranam), vyhled, zavétii, mira zastinéni/oslunéni nebo
dalsi lokalni parametry. K poloze se vztahuje také hodnoceni pfirodnich a spolecenskych
rizik.

Ekonomickd rovina bydleni (v  pfipadé kvality bydleni predevSim
ta mikroekonomicka) ma pro bydlici domacnosti velky vyznam. Investice do bydleni byva
nejvetsi investici v zivoté jednotlivel a v méfitku této investice by mély domacnosti vybéru
bydleni vénovat ndsobn¢ vétsi pozornost nez vybéru jiného zbozi, zvlaste pak, kdyz rozdily
napii¢ regiony Ceska jsou zna¢né. Experti ze viech ukazateld vybrali cenu bytu (domu),
pramérnou kupni cenu stavebnich pozemkl, vys$i ndjemného a miru nezaméstnanosti

(Tabulka 3). Cena bydleni je v této praci uvazovana jako jeden z indikatort kvality bydleni
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(nikoliv jejim odrazem). Obyvatelé si tudiz vybiraji obydli v uritém cenovém rozmezi
a v souladu s jejich ekonomickymi moznostmi. Priimérné ndjemné se podafilo zjistit jen
udesetiny obci Ceska, na jejichz uzemi Zije vice nez tii &tvrtiny populace.
Do ekonomické slozky kvality bydleni byly zafazeny i n€které charakteristiky pracovniho
trhu, a to samoziejmé s ohledem na volbu experti. Pfi posuzovani ekonomické slozky

kvality bydleni vyniklo nékolik podskupin této slozky, a to: 1) potizovaci nidklady bydleni

vvvvvv

vC. ceny obydli, jako nejdulezitéjsiho parametru, a transakénich nékladi bydleni,

2) provozni naklady obydli, do kterych svym charakterem je tfeba zahrnout i najemné,

3) finan¢ni dostupnost bydleni, charakteristiky pracovniho trhu a subvence v bydleni.

Sledovéani poctu pievodu bytl, rodinnych domi a stavebnich pozemkl mulZze byt
alternativnim ukazatelem zmény podétu obyvatel nebo atraktivity uzemi. Cesko je v poétu
transakci obydli zna¢né diferencovano, kdy se na jedné strané v okresech Tachov a Beroun
(s méné nez 180 obyvateli na 1 pfevod obydli a rok) prodavaji rodinné domy a byty
intenzivng, na druhé strané v okresech Karvina a Zd’ar nad Sazavou (s vice jak 690 obyvateli
na 1 prevod obydli a rok) by timto tempem vyména vlastnikii vSech nemovitosti trvala vice
nez 200 let (pfi zhruba 3 lidech na 1 domécnost), coz vyrazné prevysuje Zivotnost obydli

jako takového.

Tabulka 3 Vybrané ukazatele ekonomické slozky kvality bydleni

Ukazatel Pramér - ¢ usaekcva Rozptyl

prumer
Cena bytu 4,9 5,0 0,10
Primérna kupni cena stavebnich pozemku 4,8 4,9 0,17
Najemné 4,6 4,5 0,24
| Mira nezamestnanosti | __41.____ 40 __036]

Zdroj: Vlastni zpracovani

Uzemi Ceska je znacné polarizovano podle cen bydleni, pfitom jesté v roce 1989
bylo téméf cenové nivelizované. Vyse potfizovacich nakladi ovSem neroste umérné poctu
obyvatel obce, protoze nejnizsi ¢astky za bydleni vynakladaji obyvatelé venkovskych obci
s2 000 a mén¢ obyvateli, dale obyvatelé mést s 10 000 a vice obyvateli a s méné nez
50 000 obyvateli. Naklady na bydleni domécnosti jsou podle Statistiky rodinnych ucta
(SRU, CSU 2015) nejvyssi v nejvétsich méstech Ceska (ve srovnani s venkovskymi obcemi
témeét o 50 %). Stejné poradi velikostnich kategorii obci ziistdva 1 po zapocteni ndklada

na dopravu a rekreaci. Z analyzy ekonomické slozky kvality bydleni vyplynulo, Ze v bydleni
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funguji dva diametraln¢ odlisné segmenty osobniho vlastnictvi bydleni, z toho segment
obydli vlastnénych pravnickymi osobami miizeme povazovat za privilegovany. Prvni rozdil
lze pozorovat ve vnimani bydleni, kdy domdcnosti vnimaji bydleni primarné jako potifebu
domova, jistoty a bezpeci (Lux 2015). Naopak pravnické osoby, resp. firmy vnimaji bydleni
jako moznost bezpecné (nemovité) investice, kterd zvlast¢ v dobé nizkych nebo zapornych
vynosti komodit a nejistych vynost akcii poskytuje dlouhodoby jisty vynos. Rozdily mezi
obéma segmenty jsou také v moZnosti optimalizace provoznich ndkladl, zejména dani
spojenych s bydlenim (obchazeni thrady dané zpfevodu nemovitosti). Podily obou
segmentl se znacn¢ regionalné 1isi. Zatimco v Praze se fyzické osoby na bytové vystavbé
podilely pfiblizné 15 %, v Ostravé to bylo ptes 70 % (Polednik 2010). Index ekonomické
slozky kvality bydleni Ize povaZovat za ptiznivy u Ctyf pétin obci, protoze ve vét§ing obci
Ceska se prodavaji levné byty, rodinné domy a stavebni pozemky, zaroveh prevlada
relativné nizky podil nezaméstnanosti. Pouziti okresnich udajii o cenach bydleni neni zcela
vhodné predevsim s ohledem na: 1) okresy Stfedoceského kraje, kde Ize predpokladat, ze
blizkost Prahy zvySuje kupni cenu bydleni a naopak ¢im blize je obec vnéjSich hranic
StfedoCeského kraje, tim jsou kupni ceny obydli niz8i; 2) nékteré horské obce, které
v dusledku své atraktivity pro druhé bydleni a rekreaci (blize Kadlecova, Fialova 2010) maji
vyrazné vyssi ceny obydli nez ostatni obce ve stejné velikostni kategorii v ramcei okresu.
Instituce vytvareji prostfedi pro bydlici, méni podminky, normy nebo celé prostiedi
svymi rozhodnutimi, proto se jim v ramci hodnoceni kvality bydleni pfifazuje vyznam
samostatné slozky. Instituce lze kategorizovat na instituce vefejné, komercéni a ostatni.
Kazdé sidlo ma vzavislosti na své velikosti avyznamu odliSnou koncentraci,
bydleni zaujimaji instituce najedné strané svoji pfitomnosti (bydlici je vyuzivaji
pro napliiovani svych pravidelnych potieb), na druhé strané svoji ptisobnosti (bydlici jsou
jimi ovliviiovani pii vystavbé, upravach nebo provozu svych obydli). Musil a Miiller (2008)
povazuji pritomnost Skoly, poSty a zdravotnického =zafizeni za zékladni obcanskou
vybavenost obci. Bernard (2012) povazuje za faktor rozvinutosti venkovskych obci
pritomnost matetské Skoly, zakladni Skoly (I. stupniové i Gplné/s obéma stupni), ordinace
I¢kaie pro dosp€lé a pro déti, prodejny potravin, télocvicny, kulturniho zafizeni a hfiste.
Lze zde pozorovat relativni shodu s hodnocenim ziskaném prostiednictvim expertniho
Setfeni. Témét vyhradné preferovali ukazatele pritomnosti instituci spojené se Skolstvim
nebo zdravotnictvim (Tabulka 4). Z dostupnych ukazateld 1ze v tirovni obci hodnotit pouze

kvantitu (pocet sledovanych instituci v jednotlivych obcich), nikoliv vSak kvalitu, kterd ma
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pro bydlici obyvatele mnohdy vétsi vyznam. S postupnou depopulaci Moravskoslezského,
Usteckého a ¢astecné i Karlovarského kraje a na druhé strané v disledku populaéniho riistu
Stfedoceského kraje se méni 1 vybaveni obci zédkladnimi institucemi a vyuZiti jejich kapacit.
V piipad¢ Kraje Vysocina, také krajii Plzeniského a Jihoceského se nelze nedostate¢nému
vybaveni obci institucemi divit, protoze medianova velikost obci je prosté pfiliS mala.
Nauzemi 41 % obci se nenachdzi zadné instituce a jednd se o ty ploSné ipopulacné

nejmensi v Cesku, kterych je vice v Cechach nez na Moravé.

Tabulka 4 Vybrané ukazatele pravné-institucionalni slozky kvality bydleni

a usekovy

Ukazatel Pramer Ay Rozptyl
primér

Zakladni Skola s vy$§im stupném 1.-9. ro¢nik) 4,8 5,0 0,40
Matefska Skola 4,7 4,9 0,44
Zakladni $kola s niz§im stupném (1.-5. roénik) 4,8 4,7 0,44
Samostatna ordinace praktického Iékare pro dospélé 4,2 4,6 1,51
Nemocnice 3,8 4,0 1,28
Samostatna ordinace praktického Iékare pro déti a dorost 41 4,0 1,61
Télocviény (v€. Skolnich) 3,6 3,7 1,36
| Stfedisko pro volny ¢as déti a mladeze _ __ 34 361,14

Zdroj: Vlastni zpracovani

Pouziti zdravotnickych a Skolskych instituci sezdd byt vhodnymi skupinami
ukazateld. Experty hodnocend pfitomnost instituci znamena pouze jednu ¢ast celé¢ pravné-
institucionalni slozky kvality bydleni. Soucasti pravné-institucionalni slozky kvality

bydleni je také puasobnost instituci a jejich bytova politika. Z pohledu legislativy je

nejdulezitéjsi instituci v bydleni stat, ktery dosud regiondalni rozdily v pisobnosti bytové
politiky nezohlediioval a plisobi na tizemi Ceska rovnou mérou. Z pohledu vlastnictvi byt
lze zanejvyznamnéjSiho aktéra povazovat obec, protoze nadale se stavi obecni byty
aipres velkou vlnu privatizace byti v ptedchozich letech, stile obce disponuji znacnym
poctem obecnich bytil resp. obydli. Dusledkem rostouciho vyznamu vlastnického segmentu
bydleni roste také tivérové zatizeni domacnosti ve spojitosti s pofizenim, piipadné provozem
tohoto typu bydleni, ¢imz roste vliv financujicich bank a nékterych dalSich komercnich
instituci. Kone¢né do posledni podskupiny ukazateld pravné-institucionélni slozky kvality

bydleni patii pravni aspekty bydleni, zejména pravni vztah k bydleni.

Samotné¢ vymezeni socidlné-kulturni slozky kvality bydleni je pomérné
komplikované a dosud bylo pfedmétem vyzkumu piedevSim socidlniho prostiedi sidel
(Outedni¢ek 2003, Sykora 1996) a socidlniho kapitalu  (Pilecek  2010).

Podle Chromého a kol. (2011) jsou vnitini sociokulturni faktory neméné dulezité pti rozvoji
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venkovskych obci vedle wvngjSich, ptevazné politicko-ekonomickych nastrojt.
Zejména aktivita, schopnost spoluprace a vztah lidi k obci jsou pro uspéSnost obci
vyznamné. Instituciondlni teorie regiondlniho rozvoje potvrzuji vyznam sociokulturniho

prostiedi jako podstatného vnitiniho zdroje regionii (Blazek 2012). Zakladni prvky této

slozky mtzeme souhrnné definovat jako: socidlni a kulturni charakteristiky obce;

soundalezitost, regionalni identita obyvatel obce; socidlni kapital, kooperace a komunitni

Zivot obce a blizkost rodiny, pfatel (socialni sit¢). I s védomim toho, Ze se nejedna o atributy

piimo spojené s obydlimi, 1ze oCekavat jejich znaény vyznam pro kvalitu bydleni. Socidlni
a kulturni charakteristiky obyvatel se mohou projevovat v urcitych charakteristikich nebo
v prvcich obydli. Naopak Ize také predpokladat, ze obydli ovliviuji kulturu a komunitni
zivot v obci. Upravenost domovniho fondu zaroven miiZe vytvaret v obyvatelich motivaci
k lepsi udrzbé obydli ve snaze piizplisobit se okoli. Sounalezitost obyvatel s obci a jejich
regionalni identita pravdépodobné stabilizuje obyvatele v jejich obydlich (snizuje ochotu
stéhovat se), zaroven aktivizuje obyvatele v komunitnim zivoté. Projevem sounaleZzitosti
obyvatel sobci miize byt architektura a umisténi domu na pozemku. Socidlni kapital,
kooperace a komunitni Zivot, blizkost rodiny a pratel umoziuji napiiklad stavbu obydli
svépomocnym zpusobem. Obyvatelé obci s vysokym socidlnim kapitdlem a kooperaci
nestavi mezi domy bariéry (zdi, vysoké ploty), naopak se snazi sva obydli stavebné ¢i jinak

propojit s okolni zastavbou.

Tabulka 5 Vybrané ukazatele socidlné-kulturni slozky kvality bydleni

Ukazatel Promér i @ “SF’(?"V Rozptyl

primér
Orientaéni index kriminality (nasilné ¢iny, mravnostni ¢iny, vloupani, kradeze, pfepocteno na 1 obyv.) 4,6 4,4 0,25
| Prirozeny prirGstek (narozeni/zemfeli v jednomroce) _ | _ ¢ 30 35 133

Zdroj: Vlastni zpracovani

Socidlné-kulturni slozku kvality bydleni Ize obtizn€ sledovat pomoci metod
kvantitativni povahy. Pfesto pro hodnoceni socidlné-kulturniho prostfedi existuje nékolik
ukazatelti (Bernard 2012, Pileek, Jancdk 2010, Perlin, Kucera, Kucerova 2010).
Ptimy (a jednoznacny) vliv na kvalitu bydleni maji podle oslovenych expertil jen orientacni
index kriminality a pfirozeny piiriistek (Tabulka 5). Pfesto se jako vhodné;jsi pro hodnoceni
socialné-kulturni slozky jevi pouziti metod intenzivniho vyzkumu. Na jedné strané je mozné
zjistit, jaké atributy socialné-kulturniho prostiedi ovliviiuji obydli a bydleni, na druhé strané

lze zjistit, jak bydleni formuje socialné-kulturni prostiedi sidla, pfedev§im prostfednictvim
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principi komunikace a kooperace. Obydli mohou komunikovat svym zevnéjskem,
kdy se bud’ obci oteviraji (napt. pomoci oken nebo dvefi do ulice) nebo naopak uzaviraji
(napf. ohrani¢enim pozemku zdi nebo neprithlednymi ploty). Obdobné bydlici lidé rliznym
zpisobem komunikuji v okoli svého obydli, ¢imZ se riznym zplsobem integruji nebo izoluji
vramci sidla. Princip kooperace se projevuje na obydlich prizptisobenim se okoli
(vyska domu, pozice na pozemku, pouzité barvy omitek, stfech atd.), coz sjednocuje vzhled
ulic a rezidencnich zén (v tomto smyslu Ize hovofit o ,rezidenéni harmonii®).
Koopera¢nim projevem bydlicich je participace ve spolecenském a kulturnim Zivoté obce,
zejména pak cinnosti v nejblizSim okoli obydli. Protipdlem kooperace je konkurence
v bydleni a dtisledkem dlouhodobé neltspésné kooperace je rezidencni segregace
v extrémnim ptipadé exkluze (vylouceni). K vysledkiim hodnoceni ukazateli této slozky lze
uvést nekolik shrnujicich poznamek. Pfirozeny pfiristek je dilezitym indikatorem kvality
bydleni zejména proto, ze uvadi schopnost populace reprodukovat se ve svych domovech.
Jsou to zejména tizemi Moravskoslezského, Usteckého a Karlovarského kraje, kde pocet
obyvatel v roce 2014 piirozenou ménou nepiibyval. Kriminalita s obydlim a domovem poji
pocit bezpeci a vyjadiuje mimo jiné riziko strachu, stresu piipadné dalSich nezadoucich
psychickych faktori. Fragmentace vysledkii této slozky na jednotlivé obce je znacné
omezena kvuli pouziti okresnich dat za kriminalitu.

Ze souhrnného indexu kvality bydleni I (Obrazek 1) vychazi nejvyssi kvalita bydleni
v dobfe technicky i institucionalné vybavenych, levnych a socidlné stabilnich méstech,
jakymi jsou Dé&Cin, Blansko, Zlin, Opava, Nachod, Krnov, Turnov, Bfeclav nebo Jablonec
nad Nisou (vSechny vys$i hodnoty indexu kvality bydleni I vys$si nez 158). Pokud by cenové
indikéatory bydleni nebyly zohlednény, nejlépe by byla hodnocena mésta Karlovy Vary

cvwr

cvwr

slozky kvality bydleni. Prvnim typem obci jsou obce s nizkymi hodnotami ekonomické

slozky kvality bydleni (drahy venkov, v okresech Praha-zapad a Praha-vychod).

cvwr

kulturni slozky kvality bydleni (strukturalné postizeny venkov, vybrané obce okrestt Most,

Chomutov a Ostrava-mésto). Treti typ obci zahrnuje obce s kombinaci nepiiznivych vSech

slozek kvality bydleni vyjma ekonomické slozky kvality bydleni (stfedoCeskd periferie,

vybrané¢ obce okrestt M¢lnik, Kolin, Beroun a BeneSov). S ohledem na rtiznorodost
pouzitych indikatord se moznd piekvapivé objevuji ishluky obci s vysokou kvalitou

bydleni, a to naptiklad v okoli Usti nad Orlici, Rychnova nad KnéZnou a Sumperku.
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Nejveétsi souvislé uzemi s vysokou kvalitou bydleni se nachazi na jihovychodni Moravé,

piiblizn¢ mezi mésty Uherské Hradisté a Hodonin.

Obrizek 1 Index kvality bydleni I v Cesku

Index kvality bydleni |
[ ] 9465 11666

[ ] 1667-12398
[ 123.99- 131,00
I 131.01-139.83
B 13954 16276

Zdroj: Vlastni zpracovani

Mistni Setfeni probéhlo na jate roku 2016 a jeho cilem bylo ovéfit ziskané vysledky
hodnoceni celkové kvality bydleni. Mistni Setfeni prob&hlo v péti obcich zdjmového tizemi
s nejniz$imi indexy kvality bydleni. Mistnim Setfenim se podatilo prokazat, ze predchozi
Setfeni kvantitativni povahy zjevné nezohlediiuje nékteré dulezité rozdily mezi jednotlivymi
obcemi. Prestoze rozdily indext kvality bydleni téchto péti obcei jsou zanedbatelné, skute¢né
zjisténé rozdily piedevsim polohové a socialné-kulturni slozky a ¢astecné i technické kvality

bydleni 1ze povazovat za zasadni.

Z.avér

Vybéru bydleni a mista bydleni dosud nebyla vénovana vyznamnéjSi pozornost.

Vybér bydleni se s ohledem na pocet moZnych aspektd, jez vybér ovliviyji, zdad byt
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komplikovanym procesem, kterym ovsem pravdépodobné viibec neni. V Cesku se jedna
Casto o neopakovatelnou volbu, viceméné bez opory v analyzich odborniki.
Dosud se vyzkumy rezidencnich, sidelnich a regionalnich preferenci snazily nalézt odpovéd
na otdzku, kde chtéji obyvatel¢ bydlet (potazmo zit a pracovat) a pochopit tim zakladni
migracni tendence. Bez pochopeni, utfidéni a diskuze divoda preferenci lze vsak vysledky
vyzkumu rezidencnich preferenci povazovat za prinejmenSim netplné. Cilem prace bylo
diskutovat aspekty, podle kterych se obyvatelé pii vybéru mista bydleni rozhoduji.
K utfidéni aspektti podle vyznamu byla pouzita delfska metoda expertniho posouzeni,
z niz vyplynulo 27 dtlezitych ukazatelt. Pfidélené bodové znamky jednotlivym aspektim se
relativné shoduji s pfidélenymi bodovymi znamkami manazery realitni kancelare
cena, pfitomnost instituci, dopravni dostupnost a zivotni prostfedi. Vybrané ukazatele byly
pouzity pro hodnoceni kvality bydleni v trovni obci Ceska, ¢emuz piedchazela jejich
podrobna diskuze a metodicky rozbor moznosti hodnoceni.

Kvalita bydleni shrnuje podminky sidel pouzitelné¢ jednak ve fazi vybéru bydleni,
jednak ve fazi uzivani bydleni. I pfes veSkerou snahu o objektivizaci ukazatelli kvality
bydleni nelze opomijet individudlni charakteristiky, situace, preference nebo moznosti
obyvatel. Kvalita bydleni se sklada z péti slozek: technické, polohové, ekonomické, pravne-
institucionalni a socidln¢ kulturni, jejichz ¢lenéni odpovida posloupnosti od materidlniho
(hmotné) az po vjemové/pocitové (nehmotné), stejné¢ tak hodnoceni od jednoduchych
elementarnich charakteristik obydli az po hodnoceni vnéjsich ramcovych aspektl prostredi.
V této praci byly definovany podskupiny slozek kvality bydleni (Obrazek 2).
Podskupiny jednotlivych slozek kvality bydleni by pravdépodobné bylo vhodné v dal§Sim
vyzkumu hodnotit samostatné, a to nejen z diivodu dostupnosti dat, ale predev§im vhodnosti
odli$nych zpiisobli hodnoceni kazd¢ podskupiny.

Dosavadni hodnoceni charakteristik bydleni Ceska probihalo v urovni kraji nebo
okrest (napt. Lux, Kuda 2008, Kuda, Lux 2010), coz bud’ predpokladalo vnitini homogenitu
téchto uzemnich jednotek, nebo pro podrobnéjsi vyzkum napiiklad v Girovni obci nebyla
dostupnd data. Hodnoceni kvality bydleni v irovni obci v této praci prokazalo znacnou
apomérné mozaikovitou Uzemni diferenciaci sledovanych slozek kvality bydleni
(s vyjimkou socialné-kulturni slozky). Ve vSech krajich byly zaznamenany obce s nizkou
i vysokou kvalitou bydleni, leckdy umisténé tésn¢ vedle sebe. Jen v pifipad€ technické

slozky kvality bydleni byly mezi jednotlivymi kraji minimalni rozdily. Divodem muze byt
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na jedné strané pomala obnova bytového fondu a setrvacnost dana dlouhou zivotnosti obydli

M v

nebo na druhé strané homogenita preferenci charakteristik obydli napfi¢ celym Ceskem.

Obrazek 2 Slozky a podskupiny kvality bydleni

Kvalita bydleni
SloZky kvality bydleni
Technicka Polohova | Ekonomicka | Pravné-institucionalni | Socialné-kulturni
Podskupiny sloZek kvality bydleni
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Zdroj: Vlastni zpracovani

V Cesku je jen n&kolik tizemi s vysokou kvalitou bydleni vytvafejici mensi shluky
obci, a to vnejbliz§im okoli Uherského Hradisté¢, Hodonina, Veselého nad Moravou,
Valasského Mezifici, Sumperku, Usti nad Orlici, Rychnova nad Knéznou a Havlickova
Brodu. Obce s nejvyssi kvalitou bydleni disponuji piedev§im technickou infrastrukturou,
dobrou polohou ve vSech sledovanych aspektech, nizkou cenou bydleni a jsou vybaveny
zdkladnimi institucemi. Uzemni rozloZeni kvality bydleni neodpovidd Zadnym dosud
provadénym geografickym vyzkumiim obci Ceska (napf. Bernard 2012, Perlin, Kuderova,
Kucera 2010), coz mize byt zplisobeno i1 hodnocenim velice riiznorodych charakteristik
bydleni. Nejvyssi kvalita bydleni byla zaznamenana ve méstech Dé&Cin, Blansko, Zlin,
Opava, Nachod, Krnov, Turnov, Bteclav nebo Jablonec nad Nisou, ktera patii do velikostni
kategorie mést s vice nez 10 000 a méné nez 100 000 obyvateli, a paradoxn¢ mezi roky 1991
a 2011 ztratila nejvice obyvatel. Tato mésta jsou pro bydleni piihodna ve vSech ohledech
kromé technické slozky kvality bydleni (pravdépodobné v disledku nizsiho podilu
rodinnych domi a ztoho vyplyvajicich charakteristik). Srovndni venkovskych obci proti
ostatnim obcim vyzniva 1épe pro ty ostatni. Bez zapocteni ptitomnosti instituci by dopadlo
vysledné hodnoceni opacné. Bude proto zajimavé v dalSich hodnocenich kvality bydleni
zohlednit nejen kvantitu, ale i dostupnost (vytizenost) instituci, ve které jiz nyni existuji

zna¢né uzemni rozdily. Naopak nejvice rostl pocet obyvatel ve Stredoceském kraji
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polohovym, ekonomickym a pravné-institucionalnim ukazateliim bydleni. Lze proto vyvratit
prvni hypotézu a konstatovat, Ze kvalita bydleni se nezvySuje imérné rostoucimu ptirastku
obyvatel stéhovanim. Pievazna &ast obci Ceska patii mezi ty nevybavené institucemi
jako dusledek prilisné roztiisténosti a medianové populacni velikosti ¢eskych sidel, zvIaste
ve srovnani s nékterymi evropskymi staty (Hampl, Miller 1998). Nejmensi velikostni
kategorie obci s mén¢ nez 500 obyvateli dosédhla ve tfech zpéti sledovanych slozek
i celkovém hodnoceni kvality bydleni nejméné bodi. Nepodafilo se potvrdit ani druhou
hypotézu, kdy index polohové slozky a index ekonomické slozky jsou v pfipadé Ceskych
obci a pouzitych ukazateli dvé nezavislé proménné (koeficient korelace —0,009), prestoze
v urovni nejvétSich mést toto pravidlo zjevné plati. Zaroven nelze potvrdit vstupni tezi
0 ,,Zlat¢ Praze a zaslibeném jihu®, kterd je poplatnd pravdépodobné pouze rezidencnim
preferencim nebo celkové kvalité Zivota, nikoliv objektivni kvalité bydleni.

Korela¢ni analyza potvrdila potfebu sledovat n¢které ukazatele, které reprezentuji Sirsi
okruh charakteristik bydleni. Napfiklad primérna obytnd plocha obydli siln¢ koreluje
s primérnou celkovou plochou a primérnym poctem obytnych mistnosti. Podil domu
majicich nosné zdi ze sténovych paneli zastupuje 1 primérny pocet podlazi a primérny
pocet byt v domé. VSechny ukazatele pravné-institucionalni slozky kvality bydleni vybrané
experty vykazuji vzdjemnou zavislost, proto lze pifi obdobnych plosn¢ extenzivnich
vyzkumech vyuzit jednodussi zastupujici ukazatel velikostni kategorie obci resp. poctu
obyvatel. Provedeny intenzivni vyzkum v péti vybranych obcich Libereckého kraje potvrdil
nutnost pouziti vice ukazateli socidlné-kulturni a polohové slozky kvality bydleni,
protoze vybrané obce sice obdrzely obdobnou bodovou znamku, nicméné rozdily v kvalité
bydleni pfi mistnim Setfeni byly zjevné.

Rozvojové strategie bydleni by se mély opirat na jedné strané o rozvoj venkova,
jako primarné reziden¢niho a rekrea¢niho prostoru, na druhé stran€ o rozvoj méstskych
obytnych ¢tvrti, pii zohlednéni jejich specifik. Vefejna podpora a subvencni nastroje statu by
mély byt zacileny na zlepSeni jednotlivych zde definovanych slozek, ptipadné podskupin,
kvality bydleni. Ze zjiSténych poznatkl (pfedevSim o vyvoji technické slozky kvality
bydleni) vyplyva, Zze by neméla byt opomijena regulace vystavby obydli, kterd ma zasadni

vliv nejen na vzhled sidel.
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Introduction

After 1989, the change in value orientation and the transformation of Czech
inhabitants’ thinking increased the importance of the research into quality of life, everyday
welfare and the feeling of happiness. The quality of housing as an inherent component of the
quality of one’s life plays an important role both from the objective and the subjective point
of view as a large portion of life is spent in the place of residence.

The decision where to settle is one of the key life decisions, predetermining the future
surrounding environment, daily movements in the space, commuting to work/school,
the offer of services, cultural activities and social interactions. Every year, dozen thousands
of Czechs gained this new experience — being able to select the locality of their housing,
despite Kupiszewski et al. (1999) claiming that the government policy of the early 1990s
was to slow down the natural migration flows by means of specific interventions.
Because of the free choice in respect of where to settle, a partial redistribution of Czech
inhabitants occurred, with people moving from larger to smaller municipalities
(Cermék 2005).

The decision makers could benefit from the research into territorial differentiation
of housing quality for various planning documents, both subsidy-related (e.g. national
housing policy) or regulatory (e.g. master plans of municipalities or the guidelines for the
development of large regions). The research also enables determining which regions need
higher housing subsidies. The core of housing subsidies consist in finding the balance
between the two migration flows and in eliminating the problematic areas from the housing
point of view, both resulting in a stable population size of municipalities and a balanced
renewal of housing portfolio. Before implementing the regional frameworks into the housing
policy, assessment skills in respect of housing quality should be enhanced.

Various determinants precondition the quality of housing, including those of technical,
spatial, economic, legal-institutional, social and cultural nature. The determinants mentioned
combine the interdisciplinary approach to the housing quality assessment and reflect various
approaches applied by the scientific branches focused on housing. One of the most recent
branches focusing on the housing research is the geography of housing. In order for the new
discipline to come in life, geography passed several milestones. Firstly, since 1960s and
1970s, the emphasis has been on the individual and his perception of the space. Secondly,

with the arrival of postmodern and other new schools of thought into the social sciences,
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new concepts were introduced into the social geography and the scope of research expanded.
The geography of housing encompasses the approaches of humanistic geography, focusing
on the space and the position of an individual in it (Tuan 1975), and those of the behavioural
geography which take into account the individual’s decision-making and his perception
of the environment. The behavioural geography studies the emotional and rational aspect
of the decision-making processes and introduces elements of experience and information,
until then primarily applied in psychology and sociology. The research of municipalities
in the Czechia focuses on monitoring the difference between urban and rural municipalities,
with such a discourse being relevant also in respect of the housing issue.
A characteristic feature of the transformation in the Czechia is the population growth in the
rural municipalities compared to other municipalities, which however progressed differently
in individual regions and did not start simultaneously in all regions (Musil, Miiller 2008).
Socio-demographic and economic differences between rural and urban municipalities in the
Czechia were described by Andrle and Srb (1988), the differences between the two types
can, however, have different grounds. The geography of today has witnessed the rise of new
regional and cultural geography focused on the research into the regional identity, space
perception or regional players (e.g. Chromy et al. 2011, Chromy, Skala 2010). Sykora and
Mulicek (2012) state that the number of inhabitants in suburban municipalities has grown
slightly while the cores or the cities lost approximately 2.6 % share in the overall Czech
population between 1991 and 2011. The reasons behind the selective population growth
have not been explained sufficiently. The differences in the quality of housing could explain
it partially. Neoclassic economic theories wrongly state that the choice of the locality
for one’s dwelling is predetermined only by the proximity of job opportunities, and therefore
it has no sense to further analyse the localisation factors of the housing (Lux et al. 2006).
Onthe other hand, when looking at counter-urbanisation, Sustrova and Simon (2012)
established that the job opportunities were a major factor in choosing the new housing
locality for several respondents — immigrants only.

The quality of housing predetermines the majority of individual’s life as it shapes the
environment in which the individual spends a significant amount of time. The quality
of housing could also be perceived as the environment’s preconditions allowing for
regeneration, family life and self-realisation outside the job. The quality of housing could
indicate the level of development and become the common development objective of the
state, municipalities and households. When choosing one’s housing, the emphasis should not

be put on the price only but rather on the overall housing costs including the operating costs,
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in particular as the share of the expenses on housing operation has been long increasing
(Lux, Mikeszova 2009). In 2014, the average household expenses on housing and energies
were the second highest in the EU (27.3 %; MMR 2015). The operating costs of housing are
regionally differentiated across the Czechia, and the geographic research has not yet
addressed them.

The subjective perception of certain housing determinants is the subject of the research
into the residential preferences, which, among other things, analyses the geographically most
significant part of the inhabitants’ decision-making process — the selection of the place
to settle. The residential preferences are derived from experience, social standards and
cultural habits of individuals or households, formed over a long period of time and function
differently on individual levels of order. The neighbourhood factor, i.e. preferring
the familiar surroundings with which the individual has some experience, plays a major role
in inhabitants’ preferences and decision-making. When analysing the residential preferences,
Slavik and Grac (2010) established that the quality of housing belongs among the most
important determinants mentioned by the high-school students in their subjective evaluation
of quality of life in their place of residence.

The residential preferences which are different from the existing housing need not
necessary imply that the dwellers are actually going to relocate. Following the decision-
making process, the dwellers divide into movers and stayers, i.e. those who realise their
visions about new housing, and those who change their existing dwelling or accept it,
at least temporarily, in its current form. Individual categories of the residential preferences
may be subdivided, similarly to the housing quality determinants.

The unwillingness of the Czech inhabitants’ to relocate, in particular for work,
is exceptional (Lux, Sunega 2007), and reflects the traditional conservative thinking of the
inhabitants (Librova 1997). As a result, the Czech housing market, in particular the family
house market is rather rigid (Polakova et al. 2006). This, on the other hand, implies that
the Czechs have a strong bond to their place of residence. The necessity to relocate is
considered the ultimate solution (Lux 2001). It can be assumed that the unwillingness of the
Czech inhabitants to relocate for work is further reinforced by 1) a growing share of owner-
occupied housing, 2) better transport accessibility of individual regions’ centres and the
transport interconnection of individual regions (improving conditions for work commuting),
3) a growth in individual car transport, 4) improving household connectivity and the labour
form transitions. In the last twenty years, the Czechs relocated mostly within the districts

(Lux, Sunega 2007), or regions. The “Postoje k bydleni 2013 (Postoje k bydleni 2013)

24



opinion poll indicates that 62 % of respondents considering to relocate plan to relocate
merely within their current municipality. Lux (2002) summarises the results of the poll
by concluding that the satisfaction with housing does not reflect respondent’s characteristic
features but rather technical and spatial determinants of the housing currently in use.
The finding that 80 % of the respondents is satisfied (or is not dissatisfied) with their current
housing situation only underlines the low willingness of Czechs to relocate. However, one
cannot claim for sure that the Czechs pay more attention to choosing their housing then
the inhabitants of the neighbouring countries. Unfortunately, no statistics about the length
of the decision-making process exist. Certain information about the decision-making process
can be obtained by applying behavioural economics based on the rationality concept
(the effort of the inhabitants to maximise the utility) when relocating which divides the new
housing selection process into several stages that can be more easily reviewed
(e.g. Wong 2002, Mulder 1996). All the same, relocation in other countries is an inherent
part of individual life cycles and frequently occurs several times in a lifetime.
During the life, the changing needs of the inhabitants go hand in hand with the change
of their dwellings, and the overall housing quality changes, mostly for better (Clark,
Dieleman 1996).

The aims of the thesis

Buying a dwelling is not “...an independent, informed and pragmatic step” (Lux 2015,
p. 5). Information is not available to all people equally, or the people do not take all
the determinants of their future dwelling into account. Therefore, one of the objectives
of this thesis is to define the indicators, which play a major role in choosing the housing,
and the housing locality in particular. This is the desired contribution of the thesis towards
the traditional geographic research into the residential preferences. Although no research
into spatial housing preferences has yet been carried out, the thesis also comes up with
an overview of selected indicators which play the most significant role in choosing
the housing locality and which can be relied on to explain the residential preferences.
The second objective of the paper is to assess and analyse the quality of housing at the level
of Czech municipalities, with the aim to test the indicators defined as significant for the
housing choice. Identifying the localities, in this case municipalities with the highest quality
of housing may help to understand the migration flows that have not yet been satisfactorily
explained. At the same time, the results of the assessment of the regional differentiation

in housing quality may help to identify the localities in which housing should be subsidised.
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To assess the quality of housing, housing quality indices have been defined. Alike quality
of life indices (for more details see Hefmanova 2012), housing quality indices comprise
several indicators representing individual housing components. The paper discusses certain
basic spatial concepts, such as for instance the comparison of housing quality in the rural
and urban environment. The aim is to verify, through the assessment of the quality
of housing, the validity of the premise about the “Golden Prague and promised South”
as defined by Illner and Vajdové (1992) and further elaborated by for instance Stefankova
and Drbohlav (2014). The third objective of the paper is to discuss the quality of housing
and the possibilities of its assessment in a broader context of geographic and social science

research.

Research questions, hypotheses and assumptions

The research questions have been subdivided into general and particular relating to the
choice of the housing quality indicators for individual components of housing quality
separately.

The working hypotheses are derived from the theoretical section of this paper.
Alike the assumptions, they were significantly narrowed in the course of the research as the

scope of individual chapters changed and more significant unanswered issues arose.

Major questions relating to the housing choice

e The significance of which housing determinants do the experts disagree about
and why?
e What indicators could be observed at the level of Czech municipalities?

Major questions relating to the regional differentiation of housing quality

e  Where is the quality of housing the highest and why there?

e Are there any spatial patterns of individual housing quality components at the level
of Czech municipalities?

e Are the individual housing quality indicators interdependent?

e Is there a difference between the regions as regards the housing quality and
the increase in number of inhabitants as a result of the relocation within
the municipalities?

e What are the differences in the technical component of the housing quality according

to the prevailing type of dwelling?
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Are there other expense-related indicators besides the price of the housing?
Are there any regional differences in the financial burden of households?
Who are the actors in the housing sector and what is their influence on housing

quality?

Working hypotheses

The quality of housing in Czech municipalities increases in proportion
to the increase in net migration.

It is assumed that households mostly act rationally and assess the main
determinants of the new locality objectively roughly corresponding to the housing
quality determinants.

As the index of the spatial component of housing quality increases in the Czech
municipalities, the index of the economic component of housing quality
decreases

This hypothesis is based on an earlier finding in respect of the regional
differentiation of housing price, i.e. that the price of housing depends in particular
on the locality of housing (Nedomova 1999). At the same time, it reflects the actual
composition of the index of the economic component of housing quality in which
price determinants have bigger weight in the index, thus the municipalities with the
highest housing price rank the lowest in the municipality ranking according to the

economic component.

Assumptions

The cities have the highest housing quality since most main institutions are based
within, as opposed to rural municipalities.

The territory of the Czechia is highly heterogeneous from all major housing-related
points of view, both on the regional and district level. From the point of view
of housing, no problematic regions exist, only local problematic areas, which require
a targeted subsidy.

Expenses on the acquisition and operation of housing in the countryside are lower
than in the cities. However, the households settled in rural municipalities need
to spend more on transport. The index of the economic component of housing quality

decreases in proportion to the distance from the regional seat.
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e Operating expenses represent a significant share on housing-related expenses
of the households and are territorially differentiated.
e The natural environment of the rural municipalities is more attractive,

and the inhabitants tend to travel less for recreation.

Methodology

The thesis employs three main research methods, combining both quantitative
and qualitative approaches.

The first one is an expert survey using the Delphi method in which the responding
experts order the housing quality indicators. The aim of the Delphi method is to achieve
a certain consensus of experts on a single output. Each selected factor is attributed a weight
which is then reflected in the partial (in the individual housing quality components) and
overall aggregate housing quality indices. As a part of the pen and paper interviews with the
experts, the selection of the indicators is also discussed so that no major indicator is omitted;
at the same time, the indicators are selected so that all of them could be quantitatively
evaluated in the second part of the research (see below).

The second method is quantitative and assesses housing data mostly at the municipal
or district level, provided no detailed data are available. These are status indicators, and the
year to which the status relates differs according to the type of database applied.
Most indicators, however, relate to the 2011-2014 period. The indices are determined based
on the indicators of individual housing quality components, using the weights set on average
point indicator values assigned in the expert survey performed. The resulting indices of the
individual housing quality components are the average of the selected indicators multiplied
by the weights set. Two resulting housing quality indices reflect primarily the level
of housing in the municipalities and their potential for further housing development.
The first index of overall housing quality encompasses the differences in the number
of institutions and the existence of the public transport attributes, the second index of overall
housing quality only shows whether the municipality is equipped with the element
concerned or not. The cartographic data visualisation method has been applied to the indices
of the individual components of housing quality and the overall housing quality indices.
When assessing the housing quality, the adequacy issue can occur, in which case the validity
of the constructed aggregate indices is limited as a result of the gradual generalisation and

averaging. The resulting index values are not reliable.
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The third method verifies the results arisen from the quantitative assessment by means
of an intensive research on the example of several municipalities within the territory
concerned. Since the assessment of housing quality is to a certain extent unique and a certain
deformation may occur as a result of statistical processing, scoring, averaging or unsuitable
indicators, the method of local survey was applied. The aim of the intensive research was
also to provide for the insufficient representation of the indicators, in particular in case
of socio-cultural component of housing quality, or certain characteristic features of the
dwellings which may not be evident from the statistics applied.

The quantitative research was performed at the level of Czech municipalities.
Their number was 6 253 as at 31 December 2015 which gives a rather heterogeneous data
set. The municipalities differ in size, population or regional importance. The Liberec region
was selected as the locality for the intensive research. The author relies on his own
knowledge of the locality and suitability of this locality is supported by a significant
physiogeographic and sociogeographic variety on a relatively small territory plus
the existence of large municipalities and urban areas, rural areas and marginal territories.
A large portion of the Liberec region was subject to the expatriation of German-speaking
inhabitants after WWII, yet the region also comprises traditional Czech rural areas

(Semilsko).

Results and discussion

The expert survey using the Delphi method was carried out at the end of 2010 and
at the beginning of 2011. Leading experts on housing in the Czech Republic were selected.
The experts assessed technical, spatial, economic, legal-institutional, socio-cultural
components of housing quality, a total of 86 indicators of which 27 with the highest score
and low assessment spread were selected for further processing.

The technical component of housing quality is directly linked to the dwelling itself.
The technical component of housing quality also comprises the key dilemma of the selection
of a new housing. When choosing a new housing, the fundamental decision of a household
is what type of dwelling to choose. A separate family house has traditionally been the
preferred type of residential housing. Most elements of the technical component of housing

quality differ according to the share of family houses in the municipalities (Table 1).
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Table 1 Selected indicators of the technical component of housing quality

Indicator Average a sector Dispersion
average

Average living floor space of a dwelling 4,3 4,4 0,67
Share of permanently inhabited houses linked to sewage network 4,0 3,8 1,71
Share of units of I. Category 3,7 3,7 0,20
Share of houses with load-bearing walls made of panels 3,8 3,6 0,44
Average number of persons living in a single dwelling 3,7 3,5 1,06
Share of permanently inhabited houses with potable water from water
lswpply __ 3734 1,35

Source: Own elaboration, the share of units of 1. category replaced by the share of units equipped with water

closet

The assessment of the technical component of housing quality covers the internal

characteristic features, outer conditions, materials used and the connection to the technical

infrastructure network. When assessing the technical component of housing quality, it seems

appropriate to relativise or weight the majority of CSO indicators (e.g. living floor space
per the number of persons residing, average living floor space, etc.). On the other hand,
the data to assess the values of housing unit’s internal characteristic features, affecting
the comfort and health of people, such as the accessibility of daylight, ventilation, thermal
comfort, clear ceiling height and harmless materials (WorldGBC 2015).

The assessment of the technical component of housing quality also deals with the
indicators with a high variability of primary data set values. This is a result of the
individualisation of development and the overall low regulation, in the differences between
the most frequent types of dwellings in low- and high-populated municipalities.
Consequently, the output of the assessment of the technical component of housing quality
is rather general and the great variability of individual indicators’ values within the
individual municipalities is not evident since the average values for individual municipalities
had to be applied. As regards flat and house portfolios, we can note the significance of the
prevailing construction period, relatively stable in time as a result of the long lifespan
of dwellings (estimated to approximately 100 years), and a quick acceptance
of technological progress and innovations by municipalities with a high proportion of new
constructions. The internal features of dwellings in individual Czech municipalities do not
differ substantially. The biggest difference between the municipalities is in the average
living floor space. The value has been rising in proportion to the rising number of houses
built after 2001. Other indicators could be used to assess the dwelling’s outer condition and

materials. Their values, however, are not available at the municipality level
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(e.g. the ENERGO survey, CSU 2004). Certain technical infrastructure is lacking in many
Czech municipalities, in particular the sewer connections, which is the lowest in Central
Bohemian and Liberec regions.

The indicators of the spatial component of housing quality are subdivided into three

categories as follows: areas, networks and elements (Table 2). Small towns and big cities
rank the highest in respect of transport indicators in the network category.
Municipalities in the periphery areas without any major air polluters are the best in terms
of area and elements indicators. The scale applied plays a key role in assessing the locality.
When adjusting the scale, it is possible and most likely suitable to apply different indicators

for individual categories mentioned.

Table 2 Selected indicators of the spatial component of housing quality

Indicator Average a sector Dispersion
average
Public transport 4,9 4.9 0,11
Old-environmental-burdens 4,0 41 0,89
Air quality 41 41 0,77
Transport accessibility into municipalities with delegated state
administration 41 : 4,0= 0,36
Existence of a train station 3,7 3,6 0,44
Share of areas — permanent grassland 34 3,4 0,69
| Share of built-upareas | 34 _____34 0,25

Source: Own elaboration
Data for old environmental burdens are no longer available at the level of municipalities, which makes

it impossible to evaluate and analyse this indicator.

The assessment of the spatial component should also include the assessment
of micro-locality, the placement of the dwelling within a municipality. A detailed research
could also include an analysis of land characteristic features (terrain inclination, exposures
to cardinal directions), view, lee, shelter/sun exposure, and other local features. The spatial
analysis should also include the assessment of natural and social risks.

The economic context of housing (the micro-economic context in case of housing
quality) is of great significant for the household members. The investment into a dwelling is
usually the biggest investment of individual’s life. Given the size of the investment,
the households should pay greater attention to the housing choice that to any other goods,

all the more so that there are considerable differences across the individual Czech regions.
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From the complete set of indicators, the experts chose the price of the flat (house), average
purchase price of land plots, rent and unemployment rate (Table 3). In this thesis, the price
of a dwelling is considered as one of the key indicators of housing quality (i.e. not its
reflection). The inhabitants therefore choose their housing within a certain price range and
their economic possibilities. The average rent could only be established for one tenth
of Czech municipalities in which more than three quarters of the Czech population live.
In line with the recommendations of the experts, certain characteristics of the labour market
were included in the economic component of housing quality. When assessing
the economic component of housing quality, several subcategories emerged as follows:

1) housing acquisition costs including the price of the dwelling as the most important

parameter, and housing transaction costs; 2) housing operating costs which also include

the rent; 3) financial accessibility of housing, labour market characteristics and housing

subsidies. Monitoring the number of flat, house and plot transfers can provide an alternative
indicator of the change in locality’s population or attractiveness. The Czechia is rather
differentiated in terms of residential property transfers. Family houses and flats are sold
quite intensively in Tachov and Beroun districts (with less than 180 inhabitants per 1 house
transfer and year) while in Karvind and Zdar nad Sazavou districts (with more than
690 inhabitants per 1 house transfer per year) it would take more than 200 years to change
the owners of all residential properties (assuming approximately 3 people per one

household), which significantly exceeds the lifespan of any residential property as such.

Table 3 Selected indicators of the economic component of housing quality

Indicator Average a sector Dispersion

average
Flat price 4,9 5,0 0,10
Average purchase price of plots 4,8 4,9 0,17
Rent 4,6 4,5 0,24
|Unemployment level | __ 41 ____ 40 __ 036

Source: Own elaboration

At present, the Czech territory is rather polarised according to residential property
prices although back in 1989 it was almost price-levelled. The acquisition costs have not,
however, increased in proportion to the municipality’s population as the lowest housing cost
are incurred by the inhabitants of the rural municipalities with 2 000 and less inhabitants,

and the towns with more than 10 000and less than 50 000 inhabitants. According to the
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Statistics of Family Accounts (CSU 2015), household expenses on housing are the highest
in the largest Czech cities (by almost 50 % higher compared to the rural municipalities).
The ranking of the municipalities is the same even after the transport and recreation costs
have been included. The analysis of the economic component of housing quality shows that
two entirely different segments of private ownership housing exist, with the residential
properties owned by legal entities considered as privileged. The first difference is
the perception of the residential property as such — the households perceive it as the need
for home, safety and security (Lux 2015). On the other hand, the legal entities,
or the corporations perceive residential properties as an opportunity for secure (real estate)
investments, which in particular in times of low or negative income from commodities and
insecure revenues from shares grants a stable long-term income. Another difference between
the two segments is the possibility to optimise operating costs, in particular in respect
of taxes (avoiding the payment real estate transfer tax). The shares of both segments differ
substantially region from region. While in Prague, individuals’ share on housing
development was approximately 15 %, their share in Ostrava exceeded 70 %
(Polednik 2010). The index of the economic component of housing quality could be
regarded as positive in four fifths of municipalities since in the majority of Czech
municipalities flats, family houses and land plots are sold cheap while at the same time
the share of the unemployment remains low. Applying the district data on residential
property prices is not suitable, especially since: 1) the proximity of Prague to the districts
in Central Bohemian region increases the purchase price of residential properties.
Yet, the closer the municipalities of the Central Bohemian region are to the outer
boundaries, the lower the purchase price of residential property is; 2) the property prices
in certain mountain resorts which thanks to their attractiveness for second houses and
recreation (for more details see Kadlecova, Fialova 2010) are significantly higher than the
prices of property in the same category within the same district.

Since the institutions create the environment for the inhabitants, change
the conditions, standards or the entire environment by their decisions, they are treated
as an independent component in the housing quality assessment. The institutions could be
categorised as public institutions, commercial institutions and other. Each municipality has,
according to its size and significance, different concentration, i.e. accessibility of public and
private institutions. The institutions’ most significant role in creating the environment
is twofold: their presence (the inhabitants use them to fulfil their regular needs) on one hand,

and their function (which affects the inhabitants when developing, adjusting or operating
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their dwellings) on the other hand. Musil and Miiller (2008) consider the existence
of aschool, a post office and a healthcare facility as the basic civic amenities.
Bernard (2012) considers the existence of a kindergarten, primary school (first and/if
possible second grade), doctor’s office for both adults and children, grocery store, gym,
cultural facility and aplayground as a development factor of rural municipalities.
We can note a relative conformity with the assessment obtained by means of the expert

survey. Almost unanimously, the experts preferred the indicators of the presence of the

institutions related to education and healthcare (Table 4). The indicators available at the
level of municipalities enable to assess only the quantity (the number of institutions
concerned in individual municipalities), but not their quality which sometimes is of higher
importance to the local inhabitants. With the gradual depopulation of Moravian-Silesian,
Usti nad Labem and partially also the Karlovy Vary regions and the population growth
in the Central Bohemian region, the offer of basic amenities and their usage have also
changed. As regards the Vysocina, Pilsen and South Bohemian regions, the insufficient
amenity concentration is not surprising since the median size of municipalities there
is simply too small. Forty one percent of municipalities have no amenities, and this applies
to the smallest municipalities according to the size and population, the majority of which

is located in Bohemia.

Table 4 Selected indicators of the legal and institutional component of housing quality

Indicator Average a sector Dispersion
average

Primary school with second grade (1-9 class) 4,8 5,0 0,40
Kindergarten 4,7 4,9 0,44
Primary school first grade (1-5 class) 4,8 4,7 0,44
Separate doctor’s office for adults 4,2 4,6 1,51
Hospital 3,8 4,0 1,28
Separate doctor’s office for children and youth 41 4,0 1,61
Gym (including school gyms) 3,6 3,7 1,36
Leisure time facility for children and youth o o ! 34:  36: 1,14 ]

Source: Own elaboration

The usage of healthcare and education institutions seems to offer the suitable groups
of indicators. The existence of the institutions as assessed by the experts is only one of the
components of the entire legal-institutional component of housing quality. The legal and

institutional component of housing quality also includes the function of the institutions

and their housing policy. From the regulatory point of view, the state is the most important

34



actor in the housing sector. So far, the regional differences have not been accounted for
in the national housing policy and it operates on the entire territory equally. As regards the
ownership of flats, the municipalities are the most significant actor, since municipal flats are
still being constructed and despite the flat privatisation waves in prior Yyears,
the municipalities still possess a large number of municipal flats or dwellings. In line with
the increase of the housing owner segment, the credit burden of household relating to the flat
acquisition and operation has also increased, and through it the influence of funding banks
and certain other commercial institutions. Lastly, the final subcategory of the indicators

of the legal-institutional component of housing quality includes legal aspects of housing,

in particular the legal title to housing.

The definition of the socio-cultural component of housing quality is rather
complex and has so far been primarily the subject of the research into the social environment
of the municipalities (Oufedni¢ek 2003, Sykora 1996) and social capital (Pilecek 2010).
According to Chromy et al. (2011), the internal socio-cultural determinants are no less
important in developing the rural municipalities than external, mostly political and economic
instruments. The activity, the ability to cooperate and the relationship of inhabitants to the
municipality predetermine significantly the success of any municipality. The institutional
theories of the regional development confirm the significance of the social and cultural

environment as a major internal regional source (Blazek 2012). The basic elements of this

component could be comprehensively defined as: social and cultural characteristic features

of a municipality; communality, regional identity of municipality inhabitants; social capital,

cooperation and municipality community life and the proximity of the family and friends

(social networks). Despite the fact that these attributes are not directly linked to housing,
their significance for the housing quality is likely to grow. Social and cultural characteristic
features of inhabitants may show off in certain characteristics or housing elements.
On the other hand, one can also expect that the dwellings influence culture and community
life in the municipality. At the same time, a neatly kept neighbourhood could also motivate
the inhabitants to take care of their dwellings better to keep up with the neighbourhood.
The communality feeling of inhabitants and their regional identity most likely stabilises
the inhabitants in their dwellings (reduces their willingness to relocate) and at the same time
prompts the inhabitants to take part in the community life. The community feeling may
manifest itself in the architecture and in the placement of the house on the land plot.
The social capital, cooperation and community life, proximity of the family and friends

enable for instance to build a house by self-help. The inhabitants of municipalities with
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a high social capital and cooperation do not build barriers (walls, high fences) between the
houses, and on the contrary, they try to integrate their dwellings into the surrounding

structures.

Table S Selected indicators of the socio-cultural component of housing quality

; a sector . .
Indicator Average Dispersion
average
Indicative index of criminality (violent crimes, crimes against morality, burglaries,
robberies per 1 inhabitant) 4,6 4,4 0,25
| Natural growth (born/deceasedinayearn) | ____30: 35: 1,33

Source: Own elaboration

The socio-cultural component of housing quality is difficult to trace using
the quantitative methods. Nevertheless, several indicators enable to assess the socio cultural
environment (Bernard 2012, Pilecek, Janc¢dk 2010, Perlin, Kucera, Kucerova 2010).
The responding experts claim that only the indicative index of criminality and the natural
growth (Table 5) have a direct (and undisputable) impact on housing quality. Despite that,
using intensive research methods to assess the socio cultural component seems more
appropriate. On one hand, it is possible to establish which attributes of the socio cultural
environment have impact on the dwellings and housing; on the other hand it can be
ascertained how housing forms socio cultural environment of the municipality, in particular
by means of communication and cooperation principles. The dwellings can communicate
with the outer space by opening to the neighbourhood (e.g. by windows and doors facing the
street) or closing inside (e.g. by delimiting the land plot by a wall or non see-through
fences). Similarly, the inhabitants communicate in various manners with the neighbourhood
of the dwelling and integrate or isolate themselves within their dwellings. The cooperation
principle manifests itself by the alignment of the dwelling with the neighbourhood
(the height of the house, its position of the land plot, the colour of plaster, roof, etc.),
which unifies the look of the streets and residential areas (this could be referred to as the
“residential harmony”). The cooperation of inhabitants manifests itself by participating
in the social and cultural life of the municipality, in particular by activities in the closest
neighbourhood. The opposite of the cooperation is the competitiveness in housing.
The consequence of a long-term unsuccessful cooperation is residential segregation,
resulting in the exclusion in the extreme cases. Several summarising comments need to be

made to the outcome of the assessment of this component’s indicator. The natural increase is
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a major indicator of housing quality in particular as it represents the ability of the population
to reproduce in their dwellings. In 2014, the population of Moravian Silesian, Usti nad
Labem and Karlovy Vary regions did not grow naturally. House-related criminality
expresses the risk of fear, stress and other unwanted psychological factors. The breakdown
of this component’s results to individual municipalities is rather limited since data for the
criminality were available only on the district level.

The overall house quality index I (Figure 1) indicates that the highest quality
of housing has been achieved in technically and institutionally equipped, cheap and socially
stable towns such as Dé&cCin, Blansko, Zlin, Opava, Nachod, Krnov, Turnov, Bieclav
or Jablonec nad Nisou. If the price indicators had been omitted, Karlovy Vary and Brno
would be the highest-ranking towns. The lowest values of housing quality index I were
achieved by three types of municipalities, all equally without any monitored institutions and
with the lowest values of the spatial component index of housing quality. The first group
is the municipalities with low values of the economic component of housing quality

(expensive countryside in Prague-West and Prague-East districts). The second group

includes municipalities with the lowest values of the spatial and socio cultural component

index of housing quality (structurally disadvantaged countryside, selected municipalities

in Most, Chomutov and Ostrava-mésto districts). The third group comprises municipalities
with a combination of adverse component results in all components except for the economic

component of housing quality (periphery of the Central Bohemia, selected municipalities

of Mélnik, Kolin, Beroun and BeneSov districts). Given the variability of the indicators
applied, clusters of municipalities with a high housing quality appear, for instance in the
vicinity of Usti nad Orlici, Rychnov nad Kn&Znou and Sumperk. The largest coherent area
with high housing quality is located in South-East Moravia, approximately between Uherské

Hradisté and Hodonin.
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Figure 1 Housing quality index I in the Czechia
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Source: Own elaboration

Local surveys were carried out in spring 2016. Their aim was to verify the obtained
results of the overall housing quality. The local surveys were carried out in five
municipalities of the concerned territory with the lowest values of the housing quality
indices. The local surveys proved that the prior quantitative research clearly does not
account for certain important differences between individual —municipalities.
Although the differences in the housing quality indices of these five municipalities are
negligible, the differences established in particular in the spatial and socio cultural

component and partially technical quality of housing could be interpreted as significant.

Conclusion

So far, the housing choice and its locality has not been in the centre of attention. Given
the number of possible aspects influencing the choice, the selection of dwelling seems
a rather complex process though it probably is not at all. In the Czechia, this choice
is frequently made once in a lifetime, mostly without any support from expert analysis.
To this date, the researches into residential, municipal and regional preferences sought
to answer the question where people want to reside (or live and work) and consequently

to comprehend the basic migration tendencies. Without understanding, categorising and
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discussing the reasons behind the preferences, the results of the researches into residential
preferences would be considered incomplete. The aim of the thesis is to discuss
the determinants which people take into account when choosing their housing locality.
To categorise the determinants according to their significant, the Delphi method of expert
appraisal was applied, yielding 27 important indicators. The point scores assigned
to individual determinants correspond relatively to the score assigned by the real estate
managers — the respondents for the Baxa, Chromy’s paper (2015). The most important
determinants of the choice of a dwelling are the price, the existence of amenities, transport
accessibility and environment. The selected indicators were used to assess the housing
quality at the level of Czech municipalities, preceded by a detailed discussion and
a methodological analysis of possible assessments.

The quality of housing summarises the conditions in municipalities both when
a dwelling is being selected and when the dwelling is used. Despite every attempt at making
the housing quality indicators as objective as possible, the individual characteristics,
situation, preferences and possibility of people cannot be disregarded. The quality
of housing comprises five components: technical, spatial, economic, legal-institutional and
socio-cultural. The categorisation reflects the sequence from the material (tangible)
to perceptual (intangible) components, and the assessment starts with elementary housing
features and ends with the general external environment determinants. This thesis defines
the housing quality subcategories (Figure 2). The subcategories of individual components
of housing quality would most likely deserve a separate assessment in a research, not only
given the availability of data but also because of the different approaches to the assessment
of each subcategory.

The existing assessment of housing characteristics in the Czechia were carried out
at the level of regions or districts (e.g. Lux, Kuda 2008, Kuda, Lux 2010), which either
required an internal homogeneity of the territorial units concerned or no data were available
at the level of municipalities. The assessment of housing quality at the level
of municipalities in this paper proved a rather significant and patchwork-like territorial
differentiation of the housing quality components under review (with the exception of socio
cultural component). Municipalities with low and high housing quality were identified in all
regions, frequently close to each other. Only in the technical component of housing quality,
the differences between individual regions were minimal. This may be due either to a slow
renewal of flat portfolio and long lifespan of dwellings or to the homogeneity of the

reference characteristics across the Czechia.
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Figure 2 Components and subcategories of housing quality
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There are only few territories with a high housing quality in the Czech Republic,
forming smaller clusters in the neighbourhood of Uherské Hradisté¢, Hodonin, Veseli nad
Moravou, Valasské Mezifici, Sumperk, Usti nad Orlici, Rychnov nad Knéznou and
Havlicktiv Brod. The municipalities with the highest quality of housing have technical
infrastructure, good locality in all monitored aspects, low property price and are equipped
with basic institutions. The territorial distribution of housing quality does not correspond
with any geographic research of the Czech municipalities performed so far
(e.g. Bernard 2012, Perlin, Kucerové, Kucera 2010), which may be due to the fact that
the assessment involved a number of heterogeneous housing characteristics.
The highest quality of housing was recorded by Déc¢in, Blansko, Zlin, Opava, Nachod,
Krnov, Turnov, Bfeclav and Jablonec nad Nisou, all belonging to the population category
of more than 10 000 and less than 100 000 inhabitants, and all of which paradoxically lost
the most inhabitants between 1991 and 2011. These towns are convenient for living in all
aspects except for the technical component of housing quality (most likely due to a low
share of family houses and related characteristics). The results of the comparison of rural
municipalities with other municipalities are favourable for the latter. Excluding the criterion
of the existence of institutions, the results would be opposite. For the purpose of any future
research, it would therefore be interesting to take into account not only the quantity but also
the availability (utilisation) of the institutions since the differences between the territories
are significant. The population grew the most in Central Bohemian region and in Prague,

in which the average housing quality was the lowest of all regions, in particular due
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to spatial, economic and legal-institutional indicators of housing. Thus, the first working
hypothesis can be refuted and the conclusion is that the quality of housing does not increase
in proportion to the increase in population as a result of relocation. The majority of Czech
municipalities lack institutions as a consequence of the excessive fragmentation and
the median population size of Czech municipalities, in particular in comparison with some
European countries (Hampl, Miiller 1998). The category of the municipalities with
the smallest population of less than 500 inhabitants received the lowest score in three out of
five assessed components and in the overall score. The second working hypothesis also
failed to be proved since the index of spatial component and the index of economic
component are two independent variables in case of Czech municipalities and the indicators
applied (with a correlation coefficient — 0.009), although this hypothesis is most likely true
at the level of large towns. Equally, the validity of the premise about “Golden Prague
and promised South” could not be verified since it most likely only reflects the residential
preferences or the overall quality of life but not the objective housing quality.

The correlation analysis confirmed the need to monitor certain indicators which
incorporate a broader scope of housing characteristics. The average living floor space,
for instance, strongly correlates with the average total floorage and the average number
of living rooms. The number of houses with load-bearing walls made of panels also
represents the average number of floors and the average number of flats in the building.
All indicators of the legal-institutional component of housing quality selected by the experts
indicate interdependency, so similar area-extensive researches could use a less complex
indicator representing the size or population of municipalities. The extensive research
carried out in five selected municipalities of the Liberec region confirmed the necessity to
apply more socio-cultural and spatial component indicators of housing quality since the
selected municipalities received a similar score but the differences in housing quality during
local survey were evident.

The housing development strategies should be based on the development of the rural
areas primarily as residential and recreational areas on one hand, and on the development
of urban residential quarters on the other hand, taking into account their specifics.
The public support and state subsidies should aim at enhancing the individual components
and subcategories of housing quality defined herein. The conclusions established
(in particular about the development of the technical component of housing quality) indicate
that the regulation of the housing development should not be neglected since it has a key

impact not only on the way the municipalities look like.
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