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development potential of housing estates and (4) the radical transformatlo
urban hinterfand through commercxal and resxdepnai suburbamsatwn Conciusxo

“Geographical Stnucture and the Development of Imeracuons between Naturai Env_
and Society™

1. introduction

The spatial structure of cities is changing in the course of nme 'I'he relatl ly gradus

such changes are urban transfonnaﬂons in posz—conmmmst soc1etles
conditioned by a transition from totahtanan to democrahc pohtxcal regimes

The main purpose of this contribution is to review the most 1mponani- sforma
in the spatial urban structure of two largest cities in the Czech- Repubh = Prague

about paths of urban transformations in the tmnsmon from commums ‘o apitail

society. We will focus on changes in built environment, dxstn'bunon of functions within
the urban land use structure and differentiation in socm-spanal paﬁems Us
comparative perspective, we atiempt to identify snm!anues and dxﬁ'emnces in.the
contemporary urban development of both cmes
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Figure I: The location of Prague and Bmo

We are well aware of the differentiating impact of size, importance and geographical
location of the two cities. Prague with population of 1.2 million is a dominant centre in
the Czech settlement system, it concentrates most of government institutions and control
and command economic functions (Dostal, Hampl 1994) and is a gate-way to the country
for foreign investors. Brno with nearly 400 thousands inhabitants is a settlement centre
of a lower rank (there are some central state institutions, such as Supreme Court, and the
city is also a major trade-fair centre in the country). The dynamics and intensity of
contemporary changes differ between the two cities, with transformations in Bmo slower
and delayed in comparison with Prague. However, we expect that the general character
of changes in the spatial structure will be similar.

The historic development of intra-urban spatial structure in both cities was to a large
extent comparable. Both cities have medieval cores, which are now protected heritage
areas. The historic cores also concentrate government and commercial functions and play
the mle of city centres. Historic cores / city centres are encircled by inner city
neighbourhoods, which development was stimulated by industrialisation and rural-to-
urban migration in 19th century. In inner city, demsely built-up residential
neighbourhoods are often mixed with old industrial zones. This urban zone was in
gradual physical decline accompanied with population loss through most of commusnism.
In the inter-war period of 1920s and 1930s, low rise and low density residential areas
consisting of villas and detached or terraced single family houses were constructed
around inner city in both cities. During communism, a new zone emerged, characterised
by housing estates with high-rise prefabricated blocks of flats and new industrial districts
spatially separated from residential areas. Behind this zone, there is a rural landscape
with small villages and agricultural land.

TFable 1: Selected characteristics of Prague and Brno

Prague - ...

Populstion (31. 12. 19%8)

Average annusl population change per 1000 inhabitants (1991-97) 3
Average annual natural change per 1000 inhabitants (1991-97)3
Average annual migration change per 1000 inhabitants (1991-97) 3
Share of population in age C-14 (1951} !

Share of population m age 15-59 (1991) !

Share of population in age 60+ (1991) ¢

Share of university educated (from populaticn over 15){1991)
Share of dwellings in single-family houses (1591) 1

Living space in m? per dwelling (1991} 1

Living space per capita {1991} !

Skare of houscholds owning secand {(weekend) housing (1991} #
Average gross monthly salary (1997)2

Number of visitors (1997) %

Share of foreign visitors (1997)2

University students per 1000 inhabitants (1997/08) 3

Personal cars per 1000 inhabitants (1998} 4

Vehicles per 1000 inhabitants {1998} 4

Rate of unemployment as registered by labour offices {1999)

1,193,270
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growth of producer services, and increasing social polansauon.

of prices. The reforms also aimed at the integration mto mtematm
economic systems. The estabhslunent of market principles of msou




The liberalisation of foreign trade brought a rapid internationalisation of Czech
economy. In cities, foreign activities were particularly imponrant in trade (import of
goods, distribution and wholesale, retail) and producer services (such as finance, andit,
consultancy, real estate, public relations, media). Internationalisation has especially
influenced Prague, which plays the role of gate-way for foreign firms, which extend their
operations into the Czech Republic. At the end of 1996, nearly one third of firms
registered in Prague was in foreign or joined (Czech and foreign) ownership. In the field
of internationalisation, Bmo can hardly compete with Prague. However, some foreign
companies, for instance international retail chains such as Euronova (daughter company
of Dutch Ahold) or Austrian Billa (part of international concern REWE), established their
country headquarters in Brmo (Vaishar et al. 1995),

In Prague, foreign companies demanded office, retail and warehousing premises for
their operation and foreign developers become very influential actors in the commercial
property development (Sykora, Simonitkova 1996; Sykora 1998; Adair et al. 1999). In
Brmo, which is less attractive for foreign firms in advanced service sector, new office
space has been mostly developed by domestic companies. However, foreign retailers
made a significant imprint on the built-up environment through the establishment of
shopping facilities in suburban areas. Intemnationalisation has also influenced labour
market, especially in Prague. On the one hand, there was an inflow of western managers
and employees and, on the other hand, infemnational economic migration brought workers
from Eastern Europe, especially Ukraine, and small traders and vendors from Vietnam
and China (Drbohlav, Cermak 1998). Another factor which contributed to rapid inferna-
tionalisation in Prague was a rapid growth in visits of foreign tourists attracted by the
historical, architectural and cultural heritage (Cooper, Morpeth 1998; Hoffmann, Musil
1998).

Economic restructuring has been characterised by deindustrialisation and
tertiarisation. While employment in Prague’s industry declined by 36 % between 1992
and 1996, the number of employees in financial intermediation increased by more than
twice. The industrial employment in Brmo declined by 41 % between 1989 and 1996,
which was the highest decrease among 76 districts in the Czech Republic (RMMC
Southeast 1999). Due to large decline of industrial employment, the unemployment rate
inBrmo is on the level of national average, while Prague is the region with the lowest rate
of unemployment. In Bmo, the employment growth concentrated particularly in retail,

ie. that part of service sector with lower salaries. The differences between Prague and
Brno concerning the involvement of international companies and the structure of
employment by industrial branches are mirrored in the income level, While the average
salary in Prague in 1997 was 132 % of the national average, in Brno it was only 103 %.

The economic restructuring impacted transformations in intra-urban spatial patterns.
In central and inner Prague, several industrial plants were closed or reallocated to out-of-
town locations. Formnately, in several location, former industrial land and buildings have
been replaced by offices, retail, leisure and residential complexes. In Brno, the shrinkage
of manufacturing sector has left behind hollowed-out landscape of brownfields. The
development of service sector impacted especially the city centre, where finance and
business services and specialised shops concentrated, and suburban locations, with
mashrooming shopping centres, hypermarkets and DIY (do-it-yourself) stores.
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Table 2: Share of employment by ecoromic sectors in 1996

Prague | BemolloED

Agriculture, hunting and forestry and fishing 014 . 1.6

Industry and construction 24.65 . _3_3._2_}
Wholesale and retail trade, repair of motor vehicles, motorcycles . a i
and personai and household goods, hatels and restaurants 8.73- pR235

Transport, storage and cormunication 12917 0 e 6.
Financial intermediation, real estate and business activities 1986 - 00 5_._83.
Public administration and defence, compulsory social security, ’ :
education, health and social work, other community,

social and personal service activities 330

Source: Czech Statisticel Office {CSU), 1997

producer services on the upper end of the scale, there is: also a gro ving m
homeless, uneinployed and 1ow-1ncome households on the submstence Ie T

housing mortgage.
The growing socio-spatial disparities are exhibited through the re—em
war patterns of residential differentiation and the estabhslunent of mew: enclave
afflnent population. Social and physical upgrading are present in inner ne hbo
which had higher social status before the communist take-over. The construct 0
condominiums with apartments for sale in inner city enclaves and the growth of smal
suburban communities of expensive housing for new rich are new: fonns
that contnbute to residential segregatlon Cne of major questions i

differentiation concerning the social-status of population
The post-1989 changes i the urban environment of Prague and Bmo W

socially just societal system
In the urban settmg, short term, highly mdmduahsed, ad hoc ds

charactenstic especially for Prague, where the new master: plan was approve_
autumn 1999 ten years after the political change. Detail regulauon pIans for Prague’s

government in Bino is more active in its attempts to mﬂuence urban developmem
comparison with Prague’s administration. A master plan for Brmo was approved n]




the city pursued and regulated revitalisation in some areas, such as the main city square

and adjacent shopping streets and in a large dilapidated industrial zone called South
Centre, and established public-private partnerships to promote local economic

development, such as in the case of Czech Technological Park or South Centre.

The general processes of political, economic and social change influenced various
other processes that were crucial for nrban change in Pragne and Brno during the 1990s.
The most important were the rapid growth in the use of cars and decline in public |

transport use, the radical drop in housing construction and increasing housing shortage,

the overall decline of population and migration losses that started from mid-1990s. The -

general transformations have impacted concrete urban enviropments in various
neighbourhoods. The next sections of this paper are devoted to the examination of
specific changes in particular zones within both cities,

3. City centres: reinvention, com mercialisation and expansion

The most important process which has influenced the historical cores of both cities
has been commercialisation, i.e. the increase of comunercial functions (business offices,
retail, restaurants, hotels, etc.) in the total land use of the area. Commercialisation has
been driven especially by rapidly increasing demand for commercial space from foreign
trade and business service firms expanding to East Central Europe and domestic financial
seclor companies. Property development companies reacted by (1) the refurbishment and
functional change of existing residential properties {0 commercial spaces and {2) the
development of new offices and multipurpose commercial centres, such as Mysibek in
Prague or International Business Centre in Bmo. Supply of land and buildings for
development and redevelopment was nade available by the quick privatisation of real
estate during the first half of 1990s (Sykora, Simonitkov4 1994) and through sales or
long-term leases of municipal land for private commercial developments. The inflow of
foreign tourist to Prague stimulated the development of new hotels and other tourist
oriented facilities which further contributed to commercialisation.

The development and redevelopment of real estate brought revitalisation of the
physical appearance of buildings and more economically effective utilisation of
downtown space. Industrial units, stores and vacant places were replaced by advance
service functions with highly intensive space utilisation, such as banks and other financiaf
services, company headquarters, consulting and legal finns, etc. Commercialisation
caused further concentration of Jjobs in city centres and densification of built-up
environment. The new commercial developments aiso present problems to urban
development. The major negative consequences have been the reduction of residentiat
function, the damage to historical heritage and rapidly increasing car traffic (Sykora
2000). The intensity of negative impacts of commercialisation was higher in Prague than
in Brno.

At present, the opportunities for new development in central Prague are exhausted,
There is virtuatly no vacant land for new construction and the protection of historic urban
fabric does not allow vertical expansion. Consequently, development activities are
shifting to inner and ocuter city locations. Since 1997, we can observe the territorial
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Prague’s shoppin

Na ?ﬁ’kdbé:(phétq Vkora)

expansion of central city functions to adjacent inn.er city pe:ghbpp;?po_c(iis._ Sc_)i?( :
areas were established in 19th century as x_ndustr_lal : _z_qr;e§ “an  vakne
neighbourhoods. Declining industries are now being replaced bg_ nte?rnibonalgmwm :
residential complexes. The Master Plan of Prague deciar_esz-_%_e.__c_: _o fayﬁiné e £
Prague’s centre. However, there are no urban development po;.mes:_p; ProgIammes W
would stimulate or co-ordinate such development. At present; the ;eljr.;_t_qr_l
¢ity centre is driven by individual activity of prop?ny developers. =
The historical core of Brno is small and overloaded by commercial i ;
pressure on city centre can be reduced Ehfouglt the S_o%xth_.-_sznI_t;_. 1__);%;;; :
promoted by city government. The project intends to Fevxtahs_e_dq d mé} .
industrial} zone adjacent to city centre, transform it to o :m :;
residential area and thus expand the territory for acfc.,omrr_lod_at_lqn of é:len x:i A
The major obstacle for the project is a railfvay, which cuts bqtvycg_n_ he ok fty
South Centre area, becasuse the shift of raxlufa}.f .tr.ack and. the construction o
station is an investment far beyond the possibilities of city budget.




Phots 2: International Dusiness Centre: #n example of the expansion of Prague’s business core (photo
Sykara)

4. Inner cities: stagnation with islands of dynamic revitalisation

The major problem of inner cities in Prague and especially in Bmo is the existence of
declining industrial zones and adjacent working-class housing. In Prague, the old
industrial areas do not create major bariers in the urban territory and due to the interest
of investors, some of them (Smichov, Karlin, HoleSovice) are being transformed to offi ice,
retail and residential zones. The sitation in Bmo is worse, as the city centre is from the
south and east enclosed by a large zone of declining industrial and residential areas
(Mikulik, Vaishar 1996).

Since 1989, signs of revitalisation have appeared across all of the inner city in both
cities. However, its spatial distribution has been highly uneven. Physical revitalisation
associated with commercialisation has concentrated along major streets with shops and
office buildings. The development of larger commercial projects in new business nodes
(such as Pankric or United Nations Square at ViysoZany in Prague and Morévka in Brno)
during the second halfl of 1990s brought more radical impact of commercialisation on
inmer city revitalisation,

The majority of inner city residential areas is characterised by stagnation. There are
some districts with dilapidated housing and concentration of lower social stains
population. However, there are also neighbourhoods with a higher quality residential
environment and higher social status of residents. These are especially neighbourhocds
with single family houses and villas and some zones of apartment housing dating from

the 10th century. In such areas, some s{ngle-t‘afniiy houses are hamg_ éemniuucwd, :i:
spartment houses refurbished to luxurious residences and some rest emtlad bhmmweﬂjﬂ]y
even converted to offices. Single family houses are purch_ased Iand renut:ra e bzen i
housecholds. Residential upgrading in the fq:rr_m of genm_fica_tmn ha:; Wm?som £
some of Prague’s inner city neighbourhoods since the begm._mng of 1 g 1:3331 ?iuhabitant;
2000). In gentrified properties and areas, ‘.w.ch s "v"mutfrady in Prague 2,

are replaced by foreigners working and living in the city.
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Phota 3:
Gentrificztion at
Vinohrady area in
Prague (buildings
om American sieet)
(photo Stkon)

Since the mid-1990s, apartments for sale in condominiums, which are sometuu::
clustered into residential complexes, have Fmen o_nnstruf:tcd on vacant Zones :Ir;
individual plots of land dispersed across the inner city. This form utl":?::l?mmmgi
attracts young people with relatively high eamings, who prefer urha{1_1 . o
professional career and value the vieinity of city cultural opportunities. ulww“;h o
kind of housing is affordable only for a small s‘egmem of afﬂueu_t people, :_ :
entrepreneurs, managers, professionals and better situated employeccs in foreign firms,



#hoio 4: Condominiums with apartments for sale {project U kiize, Prague) (phote Sykors)

5. Housling estates: potential problems andior development potential

There are areas within the zone of communist housing estates, which could become a
major problem in post-communist cities. The life-span of standardised mass-produced
residential buildings constructed during 1960s-1980s will be scon exhausted. Some
buildings are already in a desperate need of structural repairs. The advantage of housing
estates in post-communist countries is (in comparison with similar areas in Western
Europe) a social composition of inhabitants. In time of construction, this housing was
often allocated to younger pecple, who are now in productive age and have jobs in
tertiary sector, higher education and above city average incomes. However, there are also
housing districts, where high share of dwellings was allocated by industrial enterprises to
their predominantly blue-collar employzes.

Although, the vast areas of communist housing estates are not a subject of major
physical and social changes, there are signs of their differentiation. While at some
housing estates new apartment houses, offices and retail facilities are being constructed
and older multifamily houses renovated, residential districts with higher concentration of
manual workers and with worse accessibility by public transport show signs of decline.
The vicinity of green areas to concentrations of mass housing also play an important role
in the current perception of their residential desirability.

Due to housing shortage, little construction of new housmg: and hm;te:;] ;fg::g:?;l:z
of newly built dwellings to middle-income huusehu_ldf:, ﬂ'aere_ is not any ts1ga e
migration from housing estates in both citnes‘. The E'.XIISHT!IE snleal mix crea =5 s
stable population. The residents are not satisfied Wl[['ll ]_“?“5‘“3 ma:;:r_n:gne Dzn ql: .
of services in their neighbourhouds, but do not criticise the ur msdu: : ]Inomm;; -
architecture of the estates (Maier 1997). Therefore, if dccc_nt hnus:ti%ra;r mufh-ui]d'
conditions are maintained and improved throygh programs of rfsffna ili tl|1-::|r1.a Imusu:;?;
and averall revitalisation of physical, economic and sam_al ccrndm{_ms in the rzf:l..t -
ates can serve as a reasonable housing to next gez:lsrsftmn. The city govermnm e
rogram of housing estate humanisation in selcctaq aress {such as Juli
focused on the upgrading of services, sport_ﬁa.cllmes and green spaces.
wide concept of revitalisation of housing estates. However, local
s with dominant share of housing in prefabricated blocks of flats

est
is pursuing a p
or Yinohrady),
Prague has no city-
governments in city part

(Prague |1 — South Town and Frague 13 — Southwesl Town) have applied strategies of
housing and environmental rehabilitation.

i i =Juli hoto seurce — Brno
Phota 5: Rehakilitation of prefabricated housing from the early 19605 in Brmo-Julidnov (photo

2010)



There are large tracks of empty land. which can be easily linked to existing
infrastructure and serve new residential as well as commercial uses, Such developments
can benefit both residents with the supply of services and jobs, and commercial
comparies, who can utilise large potential of purchasing and labour power of locally
concentraled population. Froperty investors are interested in the development of such
arcas, however, only in locations with good public transport and road connection and
better social composition of inhabitants,

6. Outer city and urban hinterland: radical transformation through
commercial and residential suburbanisation

Residential and commercial suburbanisation is quickly developing in the outer parts
of Prague and Bmo and the adjacent zone of their metropolitan regions. New residential
districts and reconstructed village properties are accompanied by mushrooming shopping
centres, hypermarkets, supermarkets, warchousing and industrial properties.

Residential suburbanisation takes several fonms. There are districts of speculatively
built housing for sale. Developers also assemble land, add infrastructure and sell plots for
housing construction, often on a tum-key basis. Both of these forms create new
residential districts of wealthy population, which are spatially attached to existing
sefilements. There are also individual developments, which transform the existing
villages. Households purchase vacant lots within villages and build new homes, or
purchase existing properties which they demolish and replace with new luxuricus homes
or reconstruct and expand as modern housing. The suburban zone is now gaining a better
educated population with high incomes, The suburban settlements with newly emerged
residential districts now consist of two very distinct types of areas with contrasting
population — rich newcomers and lower income, less educated indigenous inhabitants of
rural villages. Residential suburbanisation is due to higher share of households with high
incomes, more developed around Prague than Brno. It is spatially very selective, New
districts of suburban housing emerge in areas with good physical environment (such as
south-east of Prague and north of Bma) and transport connection to city contres.

Commercial developments have more imporant impacts on the (ransformation of
outer urban areas. Commercial projects concentrate in complexes built along major
highways and important transport intersections, In Prague, another important location
factor is the existence of an uderground transport system, which extends to the city
outskirts. In Prague and its hinterland, there are several locations with new commercial
construction. The most important are shopping centres at Cerny Most (east) and Letiiany
(north) and shopping parks in Zlittin (west) and Prithonice (south-gast). In BEmp, one
dominant commercial zone is quickly emerging in southern part of the city next to the
junction of two major highways (Kolibova 1999). While until recently most retail
turnover was concentrated in the city centre and inner city shopping areas, a large
proportion of shopping is now moving to the suburban zone.

Beside retail, there is also development of warehousing and distribution complexes,
which concentrate along highways and in the vicinity of Prague’s airport. The expansion
of Prague’s international airport stimulated development of offices in the area, which is

Phato 72

Cemy Most Shopping Centre in Prague {photo Sykora)



the first example of office decentralisation to the suburban zone. The local government

TT‘E Hrflﬂ is pursuing the development of Czech Technological Park at the northern edge of
city.
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Photo 8: Czech Technology Park in Bme {photo source ~ Czech Technology Park Brno)

Praggc and Brno have large amounts of undeveloped land within their administrative
boundaries. Howewver, many suburban commercial and especially residential projects are
constructed outside of city boundaries, because the negotiation with small municipalities
is for d:?vciopﬂrs easier, costs of changes in land use zonin g are cheaper and projects can
be rf:a_hsed more quickly than in Prague or Brno. The interests of core cities and
municipalities in their hinterland are often in contradiction. Cities attempi o keep
compact urban structure, while local governments of surrpunding municipalities attract
mvestments to their territories and thus promote urban sprawl. At present, there is
virtually no co-ordination between city governments and local governments of many
surrounding municipalities. This simation will be changed with the establishment of
elected political representations on regional level (Balchin et al. 1999).

T. Cnnc_lus}nns: spatially selective urban transformations,
creation of new urban landscapes and growing disparities

IThe:_urhan qhan ge in Prague and Brmo in the 1990s has had many similar features. The
main differentiating factor was the difference in size and prominence of the two cities.

Prague, which is the dominant centre of the seitlement and regional systems in the Czech
Republic, has been characterised by an exceptional dynamic of changes in intra-urban
structures. The urban transformation in Prague has been especially influenced by the
rapid growth of advanced tertiary activities and their spatial conce r_llmﬁon to the cs':pita]
city. Prague also plays the role of gateway into the Czech Republic ['qunhlav, Svkora
1997) as most contacts between local and international actors are realised l_nPfague. The
impact of international actors and globalisation processes has ::c-nirﬂ:utjad si gi'l:iﬁl:‘.imtl}r to
the dynamics of Prague’s transformation (Sykora 1994). In comparison w:th ng?e,
Brno is a lower rank centre. There has been less inflow of domestic and especially forcign
capital, firms and labour. Consequently, less dramatic spatial restructuring has occurred.
Nevertheless, the main trends in intra-urban change have been very similar in both cities.
The most important processes of urban change in Prague and _Bmu have _baep 11'ne
commercialisation of historical cores, the commercial and rasi-denu_ai suhu:ha:um in
the outer city and urban hinterland, the revitalisation and gentrification as well as decline
in inmer city neighbourhoods and differentiation between housing estates. _

The city centre and suburban areas have been territories with the most radical urban
change. Commercialisation of city centres brought land use c%mn_gr:s,‘ physiFai
relzbilitation and transformations in wrban morphology. Submharusul_wn is E-dﬂ]lng
another ring to the existing spatial structure of Prague and Brno, which main features, Le.
Juxury suburban single-family villa, hypermarket and highway, are symbols of new post-
commumist urban landscapes. The physical and economic revitalisation has been very
selective within urban space of both cities and there are vast areas that are stagnating or
even declining. The differences in the quality of built environment and sucin-ectfmrmc
status of neighbourhoods have widened during the first 10 ycars of post-communism.
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ZMENY VE VNITRNI PROSTOROVE STRUKTURE PRAHY A ERNA Vo0 LETECH
Résumé

Hlavmim cilem pfispéviu je podchyceni soutasnych procesd promifujicich vniting prostorovou stnzkdurn
nejvétfich Beskych mést Prahy a Bma Pozomost je vinovdna zejméne prnim pozorovatelnym proménim ve
fyzické struktufe a morfologii mést, zmEnim v rozmisténi fonked a vyl poremkd a transformacim socisilni
prosiorové strakiury miést. Nejdiive jsou viak diskutovany vybrané obecné trendy zmén ve spoleénosti, kters
ovlivnily promény prostorovych vzorcl. Nastingn je Zejména viiv internacionalizace, ekonomické restrultura-
lizace (predeviim deindustrializace a terciarizace) a socidlni polarizace. Pfispévek se pak ve Syfech samostal-
wych sekcich vénuje: (1) znovachjevent, komercializaci a expanzi méstskych center, (2) selekiimi revitzlizaci
wmilf stagaujiciho cellu vnitfnich mést, (3) potencidlnim problémiim a rozvojovému potencidlu sidlist’ a (4)
radikalni transformaci vo&Eich &isti mést a pilehlé piiméstské krajiny prostfednictvim komerdnd a residenéni
suburbanizace. Na zaviér je zdliraznéno, £z fyzickd i ekonomicks revitalizaca se zatim v urhanistické struktu-
fe obou mést projevila velmi selektivné a pfispéla ke zvyrazninf rozdild v socidlnim a ekonomickém statusu
mezi jednotlivimi &tvrtbmi i Sirfimi 2onami mésta.



