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Abstract 

Brand of city in the form of vision, different symbols and before the all reputation and 

unmistakable identity is a long process. The results of building a city or region identity 

determine economic and social sustainability, competitiveness, real estate market or 

demographic development. Municipal management often resigns from active policy setting of 

housing. Housing is, however, the key function of the city. Although the tools of strategic 

planning of cities are not all-powerful, in long-term horizon they can be cleverly using for brand 

and reputation building and location value growing. The identity of the city (district) influences 

the quality of life of its inhabitants. Maintaining an attractive community identity depends 

directly on the smart direction of development and the ability to influence the physical space 

and urban character in the locality. The reality of public investments management and processes 

of negotiation with developers often ignores the long-term strategic public interest of the city 

and only address economic aspects and limits of the master plan. Other qualitative aspects of 

public investments are excluded usually from considerations, and the way to develop “brand” 

is seen just in PR campaigns rather than the quality of city development. This article reflects a 

case study of one of the edge of the capital city of Prague - Kolovraty. The management of the 

Prague - Kolovraty district prepared a strategic plan in cooperation with the Czech Technical 

University in Prague. A key paradigm of this strategic plan is the effort to preserve the identity 

of the city and its goodwill.  

Keywords: Sustainable housing, affordable housing, social housing, strategic urban planning, 

spatial planning 

1 INTRUDUCTION: KOLOVRATY - ANOTHER FACE OF THE 

CAPITAL 

1.1 Kolovraty - another face of the capital 

Prague-Kolovraty is a city district near Říčany in the south-eastern part of the capital city of 

Prague on the railway line 221 from Prague to Benešov. There is over three thousand 

inhabitants. In 1974 Kolovraty was joined to the territory of so-called Great Prague. 

At the time of its union with Prague it was clearly a rural character, which limited the quality 

of life in the place. The intensive development of the region of the suburbanization process in 

the vicinity of Prague and after 1990 (throughout the whole of Prague) changed the village 

character of the village into suburban. The village is now preparing a strategic plan that also 

includes a territorial study. 

The Prague-Kolovraty district is properly connected with the Prague-Uhříněves district. The 

area between the wider center of Prague and Kolovraty (Uhříněves, Horní Měcholupy, 

Hostivař) has the character of a periphery. Kolovraty is a natural part of the region, whose center 

is Říčany near Prague. However, this town is located in the Central Bohemian Region, whose 

borders are copied part of the boundary of Kolovrat. It can be said that Říčany near Prague is 

what we call a good address. 



1.2 Hrozba ztráty identity 

Many Prague urban areas have lost their easily identifiable identity over the last 25 years, 

despite their legal subjectivity and subordinate administrative autonomy. Not even the 

inhabitants of Prague often understand the complicated administrative structure of their city. 1 

The inhabitants often do not know which of the villages is a part of Prague and which 

municipality is already in the Central Bohemian region. Not for all of these urban districts their 

identity was historically associated with what we call "good address." The visual identity of 

such districts of the city has often been reformatted by socialist and post-revolutionary housing 

estates or easily interchangeable suburban structures (settlement mash). This process does not 

usually mean a quantifiable deterioration in the quality of life, but is often the result of a social 

cohesion deficit and a loss of local identity. The inhabitants of Kolovraty perceive very strongly 

the threat of loss of identity, mainly due to the loss of the architectural character of the village. 

Most of this feeling concerns the historically significant settlement of Lipany. This is evidenced 

by the results of the quantitative research, which was attended by 421 respondents in the 

framework of the participatory preparation of the strategic plan.  

The current situation of the real estate market in Prague is characterized by an oversupply of 

demand over the offer. Strong demand puts pressure on intensive construction on all available 

landscapes. The disadvantage of incorporating the municipality of Kolovraty into the capital 

city of Prague is based on necessity to respect the metropolitan master plan. City districts can 

only comment on the prepared master plan. The current also designed master plan allows for 

the construction of large residential buildings in the district. The result is a conflict of interest 

between developers and communities and municipal representations. Part of the land in 

Kolovraty was bought by developers. They plan their intensive exploitation, it means the 

construction of large apartment buildings with small-sized flats. In practice, this means a classic 

housing estate. 

The management of the municipality has limited options to prevent construction that can cause 

irreversible social and demographic changes and a change in the character of the city district. 

Potential risk is also the decrease in the real estate value and the gradual decrease of its regional 

reputation. 

The well-developed Strategical plan has the potential to help methodically negotiate with the 

higher administrative authority, opt-out of the metropolitan planning plan and dialogue with 

developers. Part of this plan is also the assignment of a territorial study that defines the limits 

of the use of different types of Kolovraty territory. The Strategic Plan solves the need to 

preserve the identity of the municipality and build its brand through policies that positively 

determine the public space. 

2 STRATEGIS PLAN 

2.1 Identity and vision of the municipality 

The strategic plan for Kolovraty formulates the vision of the village. The definition is based on 

participatory activities (questionnaire survey, stakeholder consultation). The vision of the 

municipality is based on the fact that for Kolovraty brand (goodwill) it is more natural to share 

the image with the region around Říčany (the territory defined by the surroundings of the 

railway line 221 to Benešov). Neighboring parts of Prague towards its center - originally 

primarily the industrial and agricultural inner periphery of the Central Bohemian Region - are 

                                                           
1 57 městských částí, 22 správních obvodů, nelogické vazby k historickým katastrálním 

územím 



perceived as less reputablely attractive. Therefore, their environmental, urban or tourist 

potential can not be used effectively. 

The vision of Prague-Kolovraty was defined using the following propositions. 

2.2 Beautiful Kolovraty 

The quality of the public space and the preservation of the residential character of the city is a 

key objective of the regulation of the construction in the city. Accent is placed on the aesthetic 

quality of the district, the preservation of the surrounding landscape character, the spatial 

cohesion and the permeability. These parameters strengthen the identity of the municipality and 

build a good address mark. 

a) Kolovraty - another face of Prague 

Kolovraty are presented as part of the region on the border between Prague and the Central 

Bohemia. They are distant from the industrial and housing estates. It offers the unpretentious 

quality of a prosperous suburb. Quality of life is determined by the same requirements as in the 

capital. 

b) Kolovraty - a good place to educate your children. 

This vision presents Kolovraty as a community providing quality and competitive (in the 

context of Prague) primary education. The quality of local education determines the reputation 

of the community and the quality of life. Kolovraty is an educational destination for the adjacent 

region. Supporting out-of-school activities and junior sport is part of the municipal policy. 

c) Kolovraty – an attractive destination for all generations. 

Affordable and physically and socially permeable and cohesive Kolovraty are also competitive 

Kolovraty. The city district is an attractive place for the natives - the holders of the municipal 

tradition and also for the new inhabitants who have invested in housing on its territory. 

Kolovraty are preparing for future demographic changes and are generously diverse and for 

everyone friendly place to live. 

Building infrastructure enhances environmental sustainability and quality of life in the city 

district. Strengthening the identity of the municipality towards the metropolis and the 

surrounding region is also a tool to increase its competitiveness and social and economic 

sustainability. 

New investments take into account the paradigm of the quality of life of all generations. 

Kolovraty is a welcoming place for your visitors. 

2.3 Strategic Plan Policies 

The vision of Kolovraty is implemented through more Strategic Plan policies. The key issue is 

"Beautiful Kolovraty". It includes the following theses, which, among other things, form the 

content of a territorial study. 

a) Kolovraty are an authentic residential location. It combines the original village style with 

modern city-forming elements (public lighting, sidewalks, smaller apartment buildings, modern 

architecture, public areas typical of residential neighborhoods, municipal infrastructure). The 

available building regulation will be consistent with the preservation of the housing character 

of the village and its unique aesthetic identity. 

b) In order to preserve the aesthetic face of the locality and the desirable nature of the village, 

the quality of public prosperity is crucial. The city district will pay special attention to its quality 

with the aim of fulfilling the vision of this plan ("Another Face of Prague"), in order to maintain 



the real estate status of all localities, with the aim of preventing the emergence of socially 

excluded or otherwise negatively determined localities in order to disturb tourism, quality of 

life, the health of the community. Upon planning, planning and revitalizing public areas, 

relevant documents related to city planning will be taken into account. 

c) The municipality will engage in all legitimate ways to prevent such development projects, 

which contravene the recommended building regulations and whose character is associated with 

the risk of a decrease in the quality of life and well-being of any part of Kolovrat, demographic, 

social or economic and environmental sustainability and resilience. 

d) The evaluation criterion for assessing investment plans in the municipality will be so-called 

comfort and quality of housing in the sense of anchoring this parameters in the relevant legal 

framework. 

e) Currently constructed or repaired transport, environmental and other technical infrastructure 

must respect the paradigm of the architectural character of the village, the permeability and the 

quality of life of the inhabitants. 

f) The village will systematically endeavour for the revitalization of the places, which aesthetic 

character of the municipality deteriorates. Locations owned by the municipality will rank 

among their investment priorities. Other partners will offer synergies or methodological 

assistance. 

g) The process of architectural tender will be apply for major investments in construction in 

public space. 

h) The municipality will support the revitalization of the transformation localities in order to 

improve the quality of life, the residential character of the village and the support of small and 

environmentally sensitive businesses. 

i) Buildings and locations with the potential to increase the reputation of Kolovraty's 

competitiveness will be the subject of both internal and external communications.  

j) Within the communication activities of the region, exemplary, interesting or typical 

residential, civil or economic buildings will be identified. 

k) Physical and optical (psychological) separation of the backbone transport infrastructure 

(transport, high-speed rail) will be realized through a suitably chosen green infrastructure. 

l) Public spaces will be complemented by urban furniture that respects the character of the 

village and other aesthetic and useful criteria. 

m) The negotiation process with investors will be conducted on the platform both-acceptable 

planning contracts respecting the requirements for sustainable development and quality of life 

in the community. 



 
Figure 1 – Typical suburban area in the village, which was formerly a village character. Important is the 

existence of a sidewalk, front gardens, public lighting. Source: author's archive 

2.4 Kolovraty between regions 

Other policies define the positioning of Kolovrat among other Prague urban districts. 

n) The municipality of Kolovraty will support the creation of a micro region on the border 

between Prague and the Central Bohemian Region (primarily connected to the railway line 221 

Prague - Benešov), including mainly Říčany, Mnichovice, Strančice, Světice, Nupaky, Nedvězí 

u Říčan, Benice and others. 

o) The municipality supports institutional (especially cultural, investment, transport, 

environmental and tourism) as well as civil and working cooperation between the micro region 

municipalities, in the same way as with the whole city (capital Prague) institutions. 

p) Kolovraty will strengthen the cultural, geographical and social identity of the city of Prague 

22. The Prague-Kolovraty City Center does not present itself as a Prague periphery. 

 

Figure 2 – A proof of the architectural quality of the village from the first quarter of the 20th century. Source: 

author's archive 

 

r) Colovrats are a unique, easily identifiable and attractive city part of the capital city of Prague, 

one of the defined and available residential locations for residents, who have their working 

activities in all Prague and central Bohemian region. 



s) Kolovraty is an interesting and well-known tourist destination especially for one-day 

excursions of the inhabitants of other Prague city districts and residents and visitors to the 

neighboring Central Bohemia Region. 

t) The cultural and social life in Kolovraty is accessible and well known to other inhabitants of 

the city. m. Prague and municipalities from the nearby parts of the Central Bohemia Region. 

v) The municipality supports activities aimed at the authentic perception of Kolovrat by its own 

citizens and visitors. 

 
Figure 3 – A new face of the Prague suburbs and one of the pillars of attractive reputation and identity. Source: 

author's archive 

2.5 Permeability and mobility 

a) The municipality will support the environmentally friendly mobility of its inhabitants, 

especially the use of public train and bus services. Support will also include cycling 

infrastructure and eventual support for e-mobility. 

b) Public spaces will be user-friendly for users of compensatory aids and tools, children and 

seniors. 

c) The investment activities of the municipality will support the spatial complexity between the 

part of Lipany and their interconnection with the rest of Kolovraty. This cohesion will be 

supported by the expansion and improvement of communication and the promotion of a change 

in the character of the area that separates Lipany from the other parts of Kolovraty. 

d) The municipality will endeavor to strengthen the bus connection with other parts of Prague. 

e) The municipality wants to make the public infrastructure connected with rail transport 

connecting Kolovraty with the center of Prague and the Central Bohemian region more 

attractive. 

f) The municipality will support the strengthening of the accessibility of the adjacent Central 

Bohemian region, especially within the microregion 221 at the border of the city. Prague and 

Central Bohemia. 

g) The municipality will support the provision of partial and supraregional Park & Ride 

concepts in order to make local rail transport available and reduce traffic in the city. 

h) Public roads affected by traffic will be the subject of priority investments in improving public 

space. 

i) Natural bio-corridors will be preserved in the village. 



j) The Negotiation of the Metropolitan Plan, public investment and building regulation will 

support a compact building with the aim of eliminating the spatial barriers to the physical and 

social permeability of the community. 

k) Public spaces are built to promote their public or semi-private or semi-private character. The 

public space must support the functioning of natural local communities, the sense of security 

and physical permeability. This paradigm is also used to private investment in construction. 

l) The municipality will support all available logistic permeability projects between Kolovraty, 

its parts and the surrounding municipalities of the Central Bohemian Region. 

 

Figure 4 – A railway stop built at the beginning of the 21st century illustrates the desperate deficit of the public 

sector's competence for building public space. Source: author's archive 

3 CONCLUSION 

The quality of public space, the architectural character and the physical permeability of the 

municipality influence its competitiveness and its economic, social and environmental 

sustainability. Strategic planning is a tool for improving the quality of life of the population. 

However, it must also work with so-called soft parameters that do not define any legislative 

framework. The essential parameter is the identity of the municipality. Here, it is often 

necessary to define the basis of expert analysis and participative research. Key is the reputation 

as well as the physical / regional positioning of the municipality. Building a clearly formulated 

identity is critical in the case of peripheral Prague's urban areas. Future demographic, economic, 

and social developments can move them to the position of a subtle periphery. The strategic plan 

for Kolovraty is going to prevent it. 
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