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At the same time, it is appropriate to transparently point out a few factors which, for an 

investor, represent standard technical or regulatory constraints rather than material risks. 

The biocorridor linked to the  Stream is a non-buildable area – it cannot be 

developed, fenced off, or used for projects that would restrict its permeability; the plot 

owner therefore gains certainty of permanent adjacency to nature and a “green” view, but 

must take into account that this strip cannot be used for construction or development. 

Geological conditions in the area are generally favourable (fluvial sediments – clays, 

sands, gravels); however, the locality falls within a medium radon index zone and 
historically there has been underground mining in the wider area. Both factors are 

addressed in current practice in a standard way: radon through standard radon-proof 

insulation when constructing the foundation slab and, if needed, supplementary 

ventilation; mining legacy through a targeted geological assessment and statements from 

the relevant authorities before construction begins. In terms of costs and administration, 

these are common items that investors encounter in many regions of the Czech Republic; 

with a rational technical design they do not have the potential to materially reduce either 

the usability of the plot or its long-term value. Overall, the plot’s strong positive parameters 

prevail and the identified constraints are solvable, predictable and manageable from an 

investor’s perspective. 
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2 PROPERTY IDENTIFICATION 

This chapter provides a basic legal due diligence review of the parcel based on current 

data from the Real Estate Cadastre and the public soil register (LPIS). It focuses on 

verifying ownership, checking any restrictions (easements, liens) and defining the exact 

agricultural land parameters, including an estimate of future levies for withdrawal from the 

Agricultural Land Fund (ZPF). 

2.1 BASIC INFORMATION ABOUT THE LAND 

The cadastral map excerpt and the table below provide the official geometric and registry 

data for the parcel, which are essential for the future registration of the building and 

communication with the bank. According to LPIS information, the land is currently used 

for agricultural purposes. Contact person:  , tel.:    , email: 

 

 

 

IMAGE 1 CADASTRAL SNAPSHOT 
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TABLE 1 BASIC INFORMATION ABOUT THE LAND 

Identification item Values from the Real Estate Cadastre 

  Region  

  District  

  Municipality with extended 
competence 

 

  Municipality  

  Parcel number 1748/3 

  Area in m² 1260 m² 

  Cadastral territory  

  Land type Permanent grassland 
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2.1.1 RESTRICTIONS ON OWNERSHIP RIGHTS 

The current owner is Mr   (    ). The plot is 

recorded on Title Deed (Ownership Sheet) no. . Based on a review of non-public 

data from the complete extract from the Real Estate Cadastre (Title Deed), no entries 

restricting ownership rights were identified. The parcel is not encumbered by any 

easements, liens, enforcement proceedings, or other legal burdens that would prevent a 

future sale. 

2.2 SOIL QUALITY AND PROTECTION OF THE AGRICULTURAL 
LAND FUND (ZPF) 

Given that the parcel is used as agricultural land, building on it is subject to the process 

of withdrawal from the Agricultural Land Fund (ZPF). This part of the analysis assesses 

soil quality and determines the statutory fees that will need to be paid as part of the 

building permit process. 

2.2.1 CALCULATION OF LEVIES FOR WITHDRAWAL FROM ZPF 

Based on the BPEJ code (Evaluated Soil-Ecological Unit), the following technical 

parameters of soil quality were identified: 

TABLE 2 SOIL QUALITY 

ZPF specification Identified value 

BPEJ code 76901 

Protection class Class V (lowest protection level) 

Base price according to the decree 1,34 CZK/m² 
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Slope and exposure (44): The code confirms a gentle slope (3–7 degrees) with south to 

west orientation. For you this means excellent sun exposure for the future terrace and 
garden. 
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2.4 HISTORICAL AERIAL PHOTOGRAPHS 

A look into the site’s history using archival images maps the development of the area and 

confirms that the land has long been used as agricultural land, which is an ideal 

prerequisite for safe future construction. Selected images from the following years are 

shown here: 

IMAGE 2 MAP 1952-1954 
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IMAGE 3 MAP 2001-2003 
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IMAGE 4 MAP 2019-2021 
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3.3.3 HEALTHCARE 

 Polyclinic: The local medical centre is a major benefit. It includes GP, dentist 

and gynaecology practices. According to residents, a huge advantage is that for ordinary 

prescriptions or check-ups you do not have to go to . Reviews of local doctors 

are consistently good, with accessibility and a human approach appreciated (compared 

to overloaded city polyclinics). 

 Hospital (8 km): For acute cases and specialist examinations, the hospital in 

  available. It has undergone modernisation in recent years (especially the 

maternity ward and paediatrics) and although, like any smaller facility, it faces waiting 

times, it is perceived in the region as a reliable pillar of care. 

3.3.4 SHOPS AND GASTRONOMY 

Local shopping: A key place is the  bakery. People from the whole area 

(including ) come for fresh pastry. For a future resident, it is a morning routine 

within walking distance. There is also a COOP store and a small convenience shop for 

quick purchases. 

Local restaurants and cafés:  has several well-rated venues, for example 

Restaurace           , and 

the above-mentioned  bakery. 

Large shopping in : Within a 10-minute drive you can reach Kaufland, Lidl 

and Penny. This combination (fresh pastry locally plus large supermarket nearby) is an 

ideal “modern countryside” model 

3.3.5 SPORT AND RELAXATION 

 swimming complex: One of the best-rated in the region. It offers an indoor 

pool and an outdoor pool complex with slides. Families often mention cleanliness and 

favourable admission prices. 
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4.1 PRIMARY PERMITTED USE OF THE PLOT ACCORDING TO 
THE ZONING PLAN 

The plot is designated in the zoning plan as area 14b BI – residential areas, individual 
urban and suburban. This is the best possible scenario, guaranteeing that no factory or 

apartment building will be built nearby. 

Permitted use: Construction of a family house, garage, swimming pool and buildings 

related to housing; non-disruptive civic amenities such as small accommodation facilities 

up to 10 beds, catering facilities, and a locally significant shop. 

Conditionally permitted: Small craft production or home business (e.g., a beauty studio 

in the house), provided it does not disturb the surroundings. 

Not permitted: Buildings and activities whose negative impacts disrupt the residential 

function. 

 

4.2 PLOT ORIENTATION AND NEIGHBOURING AREA 

The plot is part of a newly emerging residential area currently undergoing development 

and utility installation. At the beginning of last year, there were only unpaved field tracks 

leading to the newly created plots. The immediate surroundings currently include only 

one other building plot of the same type. 

From one side, the plot is bordered by a permanent strip of greenery (a biocorridor) 

formed by the pond outflow into the Skořický Stream. This natural barrier is fixed by the 

zoning plan, guaranteeing that instead of further development you will have a 

permanently unobstructed view into mature greenery from the windows and garden. 

The most attractive view opens toward the pond. The future owner will not be looking only 

into neighbouring gardens, but into an open natural space, which visually makes the plot 

feel significantly larger. 

In terms of orientation, the parcel has an ideal layout considered among the most valuable 

for family living. The main part of the plot intended for garden and terrace 





 22 

According to the official Czech Telecommunication Office V-portal, high-capacity 

broadband network infrastructure (VHCN) is located in the immediate vicinity of the area. 

Due to the ongoing construction of new infrastructure in 2025, this network is being 

extended directly to the plot boundary as part of the road construction. This guarantees 

the future owner access to modern data services (fibre/VDSL), which are often 

unavailable in other parts of the town. 

4.5 HEIGHT REGULATION AND PLOT COVERAGE RATIO  

he  Zoning Plan defines the development regulations for house construction. For 

this area the following applies: 

 Height limit: Maximum 2 above-ground storeys. The roof ridge height is typically 

limited to 9 metres above finished ground level. 

 Roof shape: The zoning plan does not explicitly define roof pitch or shape. 

This provides a high degree of architectural freedom. Given the edge-of-town 

location and proximity to nature, we recommend consulting the Building Authority 

in  in advance to ensure the design aligns with the wider landscape 

character. 

 Plot coverage ratio: For areas classified as BI (individual housing), the zoning 

plan limits plot coverage to 40%. This limit includes the sum of built-up 

areas (house, garage, garden shed) and paved/hardened areas (driveway, paths, 

terraces, pool). 
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4.5.1.5 RADON INDEX 

Under Czech legislation and technical standards (especially CSN 73 0601), determining 

the radon index is a mandatory part of the design documentation for every new 

residential building. Without this protocol, the designer cannot correctly specify insulation, 

and the Building Authority will not issue a building permit. 

It is important to order the measurement only once the client knows exactly where the 

house will be positioned, so that probes are taken directly within the planned footprint. 

The measurement result (index) directly determines what waterproofing and radon 

insulation the foundations must have. Key information: 

 Who performs it: Private companies licensed by the State Office for Nuclear 

Safety (SÚJB). 

 How it works: A technician visits the site, drives probes into the ground (usually 

15–20 sampling points within the future house footprint) and takes soil-gas 

samples. 

 Cost: Typically 2,500–4,500 CZK. 

 Time: Measurement takes a few hours; the report is usually issued within a week. 

The Czech Geological Survey provides a map for reference, where an indicative radon 

index and other information can be checked. For this case, the radon map indicates: 

Radon index: Medium (Category 2) 

 What it means: The prevailing radon index is 2 and the description states “deeper 

subsoil – medium.” 

 Impact on construction: This is the most common scenario in the Czech 

Republic. It does not mean danger; it only means the designer must specify radon-

proof insulation under the foundation slab (bitumen membranes with an aluminium 

layer or special foils). This is standard and not costly. 

Soil composition: clay, sand, gravel 
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The  Zoning Plan sets several rules for potential house construction. However, it 

is not the official authority that will issue the building permit for the project; in this case it 

is the  Municipal Office. 

We recommend asking the following clarifying questions: 

 Confirmation of buildability: “The zoning plan states a 40% plot coverage limit 

for BI areas, including hardened surfaces. Can you confirm that there is no 

additional regulation for this specific parcel that would reduce this percentage?” 

 Roof and appearance: “The zoning plan text does not define roof pitch or shape. 

Are modern flat roofs permitted in this area, or does the authority require a pitched 

roof?” 

 Distance from the pond: “The zoning plan mentions a requirement to keep the 

building at least 50 m from the  Pond parcel boundary. Does this apply 

only to the main family house, or also to ancillary structures (pool, terrace, 

pergola)?” 

 Biocorridor and fence characteristics: “Given the marked local biocorridor 

along the stream, are there specific requirements for the type and permeability of 

fencing? Will the authority accept standard solid bases, or is a fence allowing small 

animal migration required (e.g., mesh with raised clearance)?” 

 Environmental authority statement: “Will a separate binding opinion from the 

environmental department be required for construction near the biocorridor and 

stream?” 

 Undermining and IGP: “The plot lies partly in an undermined area (historical 

mining). Will the authority require a separate engineering-geological report (IGP) 

and a statement from the Ministry of the Environment for the building permit?” 
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5 TECHNICAL INFRASTRUCTURE 

The analysed parcel is part of future new development in  At the beginning of last 

year, the site still had only unpaved field tracks leading to the newly created plots. Since 

last year, the area has been undergoing comprehensive infrastructure revitalisation. This 

means the complete construction of an asphalt road, public lighting, as well as water, 

sewer and electricity connections  

5.1 ACCESS ROAD 

The plot is accessible from a municipal asphalt road newly built in 2025. The road 

is owned by the municipality, which guarantees a smooth building-permit process and 

supports mortgage financing. 

5.2 ELECTRICITY 

Electric service connections should be completed by the end of July this year by ČEZ 

Distribuce, a.s. The plot will have its connection cabinet at the plot boundary. 

5.3 SEWERAGE AND WATER 

As part of the current works, municipal sanitary sewerage and a water main will be built. 

For the future owner this means major cost savings (no need to invest approx. 

150,000–250,000 CZK into a private wastewater treatment unit and a well) and worry-

free operation. 

5.4 GAS 

No gas connection is planned in this locality, which matches modern trends where new 

builds prefer heat pumps and photovoltaics. 
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compliance with zoning regulations (roof ridge height, roof pitch, plot coverage 

etc.) and confirm conditions for connection to the newly built municipal 

infrastructure owned by the municipality.  
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Flood warning and forecasting service (ČHMÚ) 

 Agenda: Online monitoring of water levels in the Berounka basin. 

 Web:  




