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Abstract: Diverse aspects of de-agrarianization, which is manifested by the cessation or significant
reduction in agricultural activities, have been clearly visible at the outskirts of large cities in Central
Europe in recent decades. The key drivers behind this process include increased pressures to
cover peri-urban agricultural land by new developments, inadequate protection of agricultural
land, ineffective implementation of urban planning policies, low recognition of the importance of
agriculture, and overall changes in people’s dietary habits. Urbanization pressures undoubtedly
belong to the factors intensifying overall de-agrarianization, as urban farmers are usually not able
to compete with other urban functions. This article focuses on more in-depth understanding of
the driving forces behind de-agrarianization processes that are specific to post-socialist cities. As
a case study, Brno, a second-tier city in the Czech Republic, was selected. In the first part, the
conceptual framework and drivers of de-agrarianization are discussed specifically for the case of
large Central European post-socialist cities. In the next part, we explore by means of a set of qualitative
interviews the case study of the regeneration of the area of a former Cistercian monastery in Brno
that was traditionally used for agricultural purposes, but recently was redeveloped for a university
campus. Our findings signal procedural issues connected to the preservation of architectural heritage
during the regeneration that frequently end up with only fragments being preserved. We also
demonstrate a decline in the use of urban agricultural properties that are hastily transformed into
a new urban environment under extremely strong urbanization pressures. We argue that even in
economically prosperous cities with highly neoliberal competition between possible urban land uses,
agriculture must be considered a relevant and highly important urban function and more protected
by planning tools.

Keywords: de-agrarianisation; post-agricultural brownfield; regeneration; urban renewal; Central
Europe; urbanization; post-socialist city

1. Introduction

The utilization of land in contemporary neoliberal cities is fundamentally driven by
market relations [1], which tend to crowd out and displace functions that bring lower
rent [2]. This is especially true in post-socialist cities [3], where competition for land was
highly deformed for the majority of the second half of the 20th century during the era
of socialism [4]. On the contrary, the post-socialist era after 1990 has rapidly brought
even more extreme market-related pressures searching for new spaces for new uses and
re-uses of urban land [5]. The governance of post-socialist cities is slowly adapting to new
challenges to which that it has not yet been exposed [6,7].
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1.1. Factors Affecting Urban Agriculture in Central European Cities

Among the urban functions that found themselves in highly precarious and hardly
competitive positions in the new era after the 1990s is agriculture [8]. Over the course of the
last three decades, urban and peri-urban agriculture has begun to rapidly disappear from
post-socialist cities, being replaced by more economically profitable activities, regardless of
the benefits and social and environmental potential that agriculture represents for urban
dwellers [9]. Undoubtedly, the main drivers of de-agrarianization in Central European
cities, which is manifested by the cessation or significant reduction in agricultural activ-
ities [10], include, for example: (i) emerging large-scale urbanization pressures to cover
peri-urban land with new developments, (ii) the import of agricultural products from
countries (regions) where they can be produced at cheaper prices and thus render local
producers unable to compete [11], (iii) a change in the dietary habits of the population [12]
(e.g., a decline in the popularity of dairy products), (iv) prioritization of more profitable
urban land uses by owners [13], (v) inadequate urban planning policies [14], (vi) reduced
attractiveness of the agricultural sector for new entrants [15], and (vii) low acknowledge-
ment of the importance of urban agriculture [16]. All these driving forces have contributed
to a drastic reduction in agricultural activities in urban areas in the last three decades.

On the other hand, the growing attractiveness of small-scale and rather lifestyle
oriented urban agriculture among urban dwellers can be clearly observed [17]. Diverse
forms of urban agriculture are emerging from the roots of local food initiatives. Numerous
types and varieties of allotment gardening that survived the pressures of the urban post-
socialist transition are thriving [18]. The social, cultural, and environmental benefits of
urban agriculture for urbanites are confirmed by numerous studies (e.g., [19,20]).

General urbanization (and especially suburbanization) pressures are undoubtedly one
of the underlying factors [21] that amplify overall urban de-agrarianization from a spatial
perspective [22,23] as agricultural activities are usually unable to compete with expanding
urban functions [24]. Contrarily, de-agrarianization does not seem to be solely concentrated
in urban space or immediately proximal to it but is also detectable in areas with a poor
quality of land and distant rural locations. In this case, it would be more appropriate to use
the term de-intensification [25] as some kind of land management is still possible and the
change in the usage of land is not irreversible [26]. The paths towards both aforementioned
processes are mutually interlinked, although the motivations of land managers in cities
and rural peripheries differ [27].

1.2. Urban Agricultural and Territorial Delimitation of Cities

The on-site situation and intensity of urban agriculture is certainly site-specific; how-
ever, it seems to be heavily influenced by a territorial delimitation of the city’s adminis-
trative boundaries [28]. Here is where urban planning policies towards urban agriculture
become enormously important [29] and can play a leading role in promoting the agri-
cultural use of land in cities [30]. While some cities have outgrown their administrative
boundaries by the size of their built-up area, in other cities the administrative boundaries
have been defined in a more generous way [31], so that rural areas and the presence of
undeveloped land in the form of agricultural or forest land have been placed under the
local self-government of the city. This discrepancy between administrative boundaries
and functional regions has been discussed in more detail by [32]. In the post-socialist
environment, it is usually the case that towns have been defined more broadly [33,34]. The
rationale for this phenomenon can be found in the era of a centrally controlled economy,
where food self-sufficiency was among the key national strategies and thus was projected
by the emergence of urban (or peri-urban) agriculture on the local level [18]. We can build
on this tradition when supporting local food systems. The link towards sustainability
seems to be clear as local agricultural production supplying urban dwellers with a supply
of fresh food is inevitable for building healthier and more sustainable life in cities [35,36].
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1.3. Brownfield Regeneration in Brno

We need to shift our attention now to better comprehend the context of our case
study located in Brno, which is the second most populated city in the Czech Republic
(population 379.5 thousand in 2022). In the period after 1989, when the post-socialist era
started, agriculture in Brno underwent turbulent and complex transformation processes.
These can be clearly manifested in a dramatic change in the scope and scale of local urban
agricultural production. More specifically, for example, a traditional greenhouse-type of
urban agriculture quickly disappeared due a lack of competitiveness with cheaper food
imports and found itself largely abandoned. Additionally, large urban developments
were built on soils of high quality, which were irreversibly lost. More than 800 hectares
of agricultural land, i.e., circa 3% of the city area, has lost its agricultural function in
the last three decades. Another important factor that has contributed to such a shift is
changing legal relations concerning land use [37]. Large-scale agricultural cooperatives
that were created in the socialist era disappeared in most cases and were replaced by
other types of business-driven entities by means of privatizations and restitutions of
agricultural properties [38]. In short, both residential and commercial suburbanization and
consequent urban sprawl had an immense impact on the scale of the loss of agricultural
land and urban expansion at the expense of open landscape [39,40]. These processes
naturally led to the change in function of numerous urban and peri-urban agricultural
properties and the creation of abandoned agricultural brownfields [41,42]. Unfortunately,
after the reintroduction of the market economy in the Brno urban environment, only minor
agricultural activities were preserved and economically strong enough to be able to compete
with more profitable urban functions. Brno inherited rather wide urban administrative
boundaries from the socialist period compared to, for example, cities in neighboring
Austria [43]. Therefore, the contrast between agricultural landscape and urban landscape
within Brno’s city borders is still visible (Figure 1) and must be carefully maintained.
Statistical data show that the decline of agricultural and arable land in Brno developed new
dynamics under the conditions of the market economy since 1992, in the era of the Czech
Republic (please see Table 1).

Figure 1. Contrast of agricultural landscape and urban landscape in Brno—city horses in a pasture
near Panska Licha in Brno—Obfany (Photo: P. Klusaéek).
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Table 1. Land use changes in Brno between 1992 and 2019 (absolute numbers are in hectares).

1992 2019 Change 2019/1992
abs. % abs. % %

Arable land 5706 24.79 5010 21.76 —12.20

Vineyards 36 0.16 17 0.07 —52.19
Gardens 2105 9.14 2061 8.95 —2.09

Fruit orchards 260 1.13 221 0.96 —15.08
Permanent grassland 318 1.38 326 1.41 2.39
Agricultural land—total 8425 36.60 7634 33.16 —9.39
Forest land 6376 27.70 6396 27.78 0.31
Water land 447 1.94 452 1.96 1.08
Built-up area 2095 9.10 2111 9.17 0.77
Other land 5677 24.66 6427 27.92 13.22
Non-agriculturalland—total 14,595 63.40 15,386 66.84 5.42
Area—total 23,020 100.00 23,020 100.00 0.00

Data—Czech Statistical Office.

The municipality of Brno, which is the administrative center of the South Moravian
Region, is actively supporting brownfield regeneration in order to reduce its occurrence. As
post-agricultural brownfields can be frequently found among the abandoned sites, special
effort is devoted to enabling their new use. For example, the Brno city administration
together with the Regional Development Agency of South Moravia have created specialized
databases of non-regenerated brownfields, published successfully regenerated brownfields,
and organized workshops for stakeholders, and are much more successful in this area
compared to other regional cities and regions of the Czech Republic [6]. These databases
were used for development and testing of the TIMBRE brownfield prioritization tool [44,45].
Quantitative surveys of available data [46,47] have shown that brownfields can usually
successfully compete with greenfields, especially in core residential areas and in locations
well connected to major transport networks. The research focused on examples of good
practice in successfully regenerated brownfields in Brno [4,48] and other places in the
South Moravian Region (Czech Republic) [23,49] showed that in terms of specific case sites
networking is important.

This article focuses on enabling an advanced understanding of the brownfield regen-
eration process as an expression of a long-term de-agrarianization. As a case study, Brno, a
second-tier post-socialist city in the Czech Republic, was selected. We employed qualitative
research methods to better understand the particularities of the regeneration of a former
Cistercian monastery where agricultural activities were traditionally undertaken, but as a
result of the regeneration, a new complex serving the development of higher university
education (an university campus) was developed.

The main objective of the paper is to identify and interpret the main driving forces that
influence long-term de-agrarianization in the urban environment in the post-socialist context.

2. Materials and Methods
2.1. Case Study Area

Previous brownfield research in Brno primarily focused on the particularities of the
spatial patterns of urban brownfield regeneration. It was discovered that post-agricultural
brownfields tend to be located at the urban periphery, where facilities of peri-urban agri-
culture had been widely developed during the socialist era [50]. In this research, we deal
with long-term de-agrarianization in Brno. We focused on the case study area of a former
monastery, estate, and brewery in Brno (Kralovo Pole city district), which gradually lost
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its agricultural function during the second half of 20th century and was regenerated for
an university campus [51] (pp. 31-33). The selection of the case study area was based on
a wider and controversial public debate about which parts of the heritage (architectural,
spiritual, agricultural) should be preserved in order to maintain the genius loci of the site.
To introduce the context, the vast majority of post-agricultural brownfields in Brno were
sites that had been built during the socialist era to serve the needs of intensive suburban
agriculture whose architectural value was minimal. These sites, frequently constructed
for a provisional use with poor quality constructions, were usually demolished after 1990
and were followed by completely newly built developments. These examples include the
sites with glasshouses (e.g., [52], pp. 22-24 or pp. 37-39) or premises of former agricultural
cooperatives. In the context of post-agricultural brownfields in Brno, our case study is
unique and deserves a more in-depth look.

In 1953, our case study area (former monastery) was still located on the northern
edge of the built-up area of Brno with abundant agricultural land in its immediate vicinity
(Figure 2). In the following decades, however, intensive urbanization prevailed, leading to
extensive changes in the surrounding agricultural land for urban development (please see
Figure 3, which illustrates how the neighborhood changed). The case study area consists of
two units: (i) the western part, which had an economic use focused primarily on the storage
and processing of agricultural products, while (ii) the eastern part was historically used as
a monastery (Figures 4 and 5). During the regeneration of the site, which occurred in the
period 2004-2014, the eastern part with the historic monastery was mostly rebuilt, while
the western part was largely demolished and only remnants of agricultural architecture
remained. In particular, a former malt house (Figure 6) was preserved and was incorporated
into the regeneration project (Figure 7). Both campuses were interconnected by a bridge
during the regeneration (Figure 8). Selected basic characteristics of the regeneration project
are listed in Table 2 for better and systematic overview.

Figure 2. Location of the case study area within the settlement system of Brno in 1953; source:
https:/ /ags.cuzk.cz/archiv/?start=Ims (accessed on 15 May 2022).
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Figure 3. Location of the case study area within the settlement system of Brno in 2020; source:
https:/ /ags.cuzk.cz/archiv/?start=Ims (accessed on 15 May 2022).

Figure 4. Western and eastern parts of the case study area in aerial photograph before the regeneration
in 2003; source: https:/ /ags.cuzk.cz/archiv/?start=Ims (accessed on 15 May 2022).
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Figure 5. Detail of the case study area in aerial photograph after the regeneration in 2020; source:
https:/ /ags.cuzk.cz/archiv/?start=Ims (accessed on 15 May 2022).

Figure 6. View of the courtyard facade of the former malt house; source: [53].
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Figure 7. Rebuilt former malt house incorporated into new modern architecture to meet the needs of
the Faculty of Information Technologies, University of Technology (Photo: K. Charvatova).

Figure 8. Bridge connection of the western part of the site with the eastern historical part with
contrasting architectural styles (Photo: K. Charvatova).

However, let us turn back to the past. The case study site has been used for agricultural
purposes since the 14th century. From a long-term historical perspective, it can be stated
that the regeneration project is not the first redevelopment of the site that has brought about
a significant land-use change here (please details in Figure 9).
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Table 2. The selected basic characteristics of the regeneration project in Brno-Kralovo Pole.

Characteristic Description
Total area of site 3 hectares
Investments in the redevelopment of site 32 million Euro
Type of financing Public
Approximate number of students using the site after regeneration annually 2500
Start and completion of the regeneration project 2004-2014
Source: Authors” own processing.
Era of decay both of eastern and western part - lack of investments
» L 4 » '
1782 1963 2002 2014
Emperor Joseph II Buildings of the former monastery University of Technology Completion of regeneration phase —
abolished the monastery {eastern part) acquired decided to regenerate new premises of
and used it as a barracks Brno University of Technology both the western and eastern part Faculty of information Technologies
and military school to meet the. needs
of new expanding faculty
L [ ] ® ®
" . 1375 o 1945 2000 2004 )
] Lorawal;\ afrgra\;e d0 n Henry Property was nationalized Buildings of the former large estate Start of regeneration
or Luxem ;rg ‘ ounded monastery on the basis of the decrees with a brewery were bought by
and a large estate of President Benes Brno University of Technology

Figure 9. Timeline of the key milestones of the development of the studied regeneration project.
Source: Authors’ own processing.

2.2. Data Collection

Our methodology is principally entrenched in the analyses of the information gathered
during interviews with seven informants that were complemented by the study of collated
written materials. The interviews were conducted in the first half of 2020. The interviewees
were selected to represent diverse actors involved in the regeneration project (please see
Table 3). All our interviews were carried out with the physical participation of both parties
(online interviews were avoided) and lasted for circa two hours. All seven interviewees
provided their consent to use their ideas and opinions in our research. We thoroughly
informed all participants about the aims of our research, our funding, and also how the
information provided will be secured so that any misuse of confidentiality is avoided. All
interviews were recorded after consent. The oral recordings were subsequently transcribed
and the transcripts coded and analyzed using the Atlas.ti software. To avoid any breach
of anonymity, the personal information of the interviewees was stored separately in an
offline repository.

Table 3. Basic characteristics of the interviewed communication partners involved with the regenera-
tion project.

g:;::lr::;mlcatlon (SFe/;/D Education Age Category (Years) Position

No. 1 M University 50-60 Archaeologist

No. 2 M University 50-60 Art historian

No. 3 M University 60-70 Architect

No. 4 M University 50-60 Vice dean for development

No. 5 M University 50-60 Mayor of city district Brno—Kralovo Pole
No. 6 M University 40-50 Expert on brownfields regeneration

No. 7 M University 60-70 Former student

Source: Authors” own processing.
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3. Results
3.1. Gradual Decline of the Site during the 20th Century

The beginning of the transformation of the site from mostly agricultural to mostly
urban fell in the period of the First Czechoslovak Republic, when in 1919, as part of
the creation of Large Brno, Kralovo Pole was administratively amalgamated with Brno.
According to an archeologist: “The large estate in Kralovo Pole functioned basically until
the time of the First Republic. Land reforms of the 1920s basically allowed large landowners
to interfere with the things here. However, the lands were redistributed to several owners.
... The cessation of agricultural production in the area went hand in hand with the land
reform and the development of the agglomeration, which was basically turning from
agricultural to industrial ... It’s basically a specific form of that agricultural brownfield,
because it then developed within, like, an urban environment”.

In the period after 1945 the site was completely nationalized. The Communist Party
had little respect for religious buildings so plenty of churches and monasteries in many
places in the former Czechoslovakia were dilapidated. Fortunately, the former monastery in
Brno was in a better position, because in 1963 it was handed over from the state ownership
to the Brno University of Technology. The Vice Dean for Development of the university
commented on this phase in the following way: “The Brno University of Technology
acquired the site as a replacement for the buildings that had been confiscated by the
military academy ... In 1963 the Brno University of Technology acquired the premises as it
was expanding its activities. Two departments, the then Faculty of Electrical Engineering,
namely the Department of Automatic Computers and the Department of Automation, were
relocated here from the city center. ... The Technical University got that campus in very
bad, derelict shape”. The mayor of city district where the site is situated described the era
in the following way: “Basically, from 1963 to 1992 ... the university had a million here
and there, which wasn’t even enough money to provide for all the repairs of the property”.

Brno University of Technology attempted to progress with the redevelopment, but at
that time, public universities suffered from a huge lack of funds for their development. In
other words, most of the funding was devoted just to the emergency maintenance of the
site. The utilization of the former monastery, which had served many other purposes in
the past, was complicated. Sometimes even the tuition took place in these premises, which
were far from ideal. A former student described this situation: “When I managed to enter
this university in 1967 as a student and we had these lectures in the former stables of the
monastery, it was in one of those buildings where there was a stone trough ... 200 people
were supposed to fit in this room ... They did fit in, but only the first 10 rows could hear
and the others played cards”.

The western part of the site, which was traditionally used for processing agricultural
crops, was used in various ways during the socialist era, for example, for ripening exotic
fruits or as a vegetable store. Some forms of other temporary uses have been more successful
and others less so, which the mayor of the city district commented upon: “There was a
glass shop, there was a butcher shop that was in substandard conditions . .. yeah, it was in
disrepair as it was . .. but there was a famous pub in those former goat sheds that was very
popular ... ”

3.2. Regeneration Process and Related Issues

In the 1990s, Brno underwent an extensive transformation of its economy from a
centrally planned to a market economy. This period was typified by the bankruptcy of
many industrial and agricultural enterprises and the rapid growth of the service sector. State
support for public universities was increased during the 1990s, which enabled investments
in the redevelopment of the university’s real estate. In line with these trends, the number of
students began to increase at the Faculty of Information Technology at Brno University of
Technology. The Vice Dean for Development commented on the state in the following way:
“We had to solve the question of how to ensure the further development of the faculty . ..
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whether we will move to the area under Palacky Hill on the outskirts of Brno or stay here
in Kralovo Pole, but in that case we have to use the area of the former large estate”.

In the 1990s, the western part of the case study area was owned by the city, a situation
the Vice Dean for Development described as follows: “So the crucial meeting was with
the former mayor, who agreed with the idea of the Faculty further developing here and
even said that it would be a lifesaver for the monastery, because until then we were always
looking for money and it always ended up that we got a couple of million, but a couple of
million here in this whole area is like spitting in the sea, yeah. It required an investment of
about 800 million CZK here”. When the university became the owner of the western part
of the case study area in 2000, it was the first crucial step on the road to the regeneration of
the site, but number of other issues still had to be solved.

To enable the regeneration project of a former monastery, an archaeological survey
had to be carried out first, which caused another delay. A survey is obligatory in areas
with archaeological findings under the State Heritage Protection Act. According to the
archeologist: “An investor who wants to build in such an area must notify the archaeological
institute of his intention well in advance and then make arrangements with an authorized
organization to carry out archaeological excavations”. Furthermore, a project for the
preservation of the architectural heritage was drawn up and, in a cooperation with the
heritage protection authority, the buildings that could be removed and modified were
identified. The most valuable parts of the former monastery were also detected, namely a
large square cell with the buildings surrounding the church, as well as the administration
building of the manor house (the headquarters of the former large estate) and the brewery
(former malt house) with the cellars declared a monument on the basis of a structural
and historical survey. However, the entire farmyard was not identified as a valuable
historical monument.

From an architectural point of view, two options were discussed. The first option was
that the buildings would be reconstructed and given their original appearance, the second
option was a combination of old architecture with modern architecture. It was decided
to go with the second option. The Vice Dean of Development advised that “the historic
core was being reconstructed to the form that the preservationists had established and
on the other side of the street a combination of modern architecture with glass cladding,
soundproofed, and that laboratory triple tract in the back, that’s where the poster concrete
is used”. In addition, the architect mentioned that “technical solutions had to be sought
in the project preparation to avoid various problems; for example, the original monastery
is on some wooden piles, and if we were to dry out the underground it could destroy
the system”.

In the whole regeneration concept, some buildings in the agricultural yard were
demolished and replaced by new buildings. According to the architect, “the new buildings
made it possible to make some acceptable economics of the construction for society. So,
from that point of view, it was really quite successful in tuning it and the money came
into the area”. The farmyard was therefore less protected than the monastery and so
more intervention could be made. For example, the north and south cloisters could not
be used for anything other than administration purposes. On the other hand, in the area
of the former farmyard “heavy laboratories could be built, which could not be done in a
monastery because we would damage what is left here” (Vice Dean for Development).

3.3. Evaluation of the Overall Regeneration Result

It can be concluded that the vast majority of actors evaluate the outcome of the regen-
eration positively. According to the archaeologist, it is the only representative preserved
medieval Carthusian monastery in the Czech Republic, whose revival was carried out with
the help of an acceptable intervention of an architect who sensitively integrated his work
into the area. He also said with exaggeration that “if something is not sacrificed, then it is
impossible to invest in the rest. We have a beautifully preserved and quite well restored
monastery with a little big quadrangle, the part of the big courtyard by the street. Well, but
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that’s sacrificed the buildings in the farmyard. I think it’s so that the faculty can be housed
there and somehow function on some level; it worked out well”. Beyond this, he considers
the conversion a successful demonstration that even a 21st century institution can function
in a historic site with respect for the original layout and cultural and historical value of the
site. From the point of view of heritage values, the interviewed architect believes that the
most valuable parts of the buildings have been restored to such an extent that they will be
preserved for years to come.

According to the Vice Dean for development, “the result is an A-star because the
Faculty is here; the Faculty was established in 2002 and has been here ever since”. He
further informed that there is currently so much interest in studying at this faculty that it
exceeds the stated capacity and therefore he thinks that what was set out at the beginning
of the project has been achieved. In his opinion, “this is one of the most beautiful and
best functioning campuses within higher education in the country. I dare say that, yes,
maybe the world, I would say that as part of the preservation of architectural heritage, it
has been possible to build a campus that is unparalleled in the Czech Republic today and
goes beyond”.

The architect was also very positive about the overall result, “as the school is still
functioning in these premises and the historic buildings or the original agricultural ones
have a new, meaningful use ... so this is certainly a good example”. He also mentioned
that what was set out at the beginning of the project has been achieved, as people from the
surrounding area, conservationists, and the professional and architectural community have
all received the building positively. According to the mayor, “an exceptional university
facility has been built, which in his opinion has been positively evaluated by the public,
as there were many people who wanted to see the newly opened campus during the
open day”.

Critical assessments of regeneration were rather rare, but in some cases quite harsh
criticism was voiced. The art historian sees the project as a frightening example of how a
society’s relationship to its cultural heritage can fail and stressed that “the university does
not have to act as an educational, cultural institution that is supposed to be a natural role
model for students and the public but can fail in a particular matter”. The art historian
further thought that it was not appropriate to build new buildings on the site. In his
opinion, the farmyard was the site of “the deliberate destruction of a cultural heritage, the
destruction of an entire urban plan, the destruction of a genius loci, an intervention that
significantly contributed to the destruction of the core of one of the historic settlements that
merged with the city of Brno”.

4. Discussion
4.1. Main Supporting Factors Related to the Regeneration

As a part of our research, the main factors that supported the regeneration of the site
were identified. The Vice Dean of Development identified the fact that the site was owned
and managed by the city administration as an important factor enabling the success of the
project (“if the buildings had been in private hands the University may not have been able
to acquire the site”). He also stressed that if the university had not stayed on the site, it is
unlikely that the funds would have been found to renovate the former monastery site to
its present form. Both the mayor and the Vice Dean of Development agreed that the most
important factor that influenced the regeneration was that there was a synergy of interests.
On the one hand, the university’s interest in further development, and on the other hand,
the city’s interest in retaining students and their purchasing power within this urban area
in the Brno city district.

The mayor further stressed that when revitalizing old buildings, it is necessary to
know the complete future use of the target condition, because “if I don’t have this future
use and it is not adapted to those decades’ later conditions, then unfortunately everything
goes bankrupt”. In this context, the mayor further noted that it is very difficult to find a
meaningful use for old historic buildings that would fit the conditions of today’s modern
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world: “It is hard to find a solid infill from today’s life without very significant structural
changes. The historical buildings have some value but to give it a contemporary infill or
a contemporary life is extremely difficult and of course the college is a wonderful idea”.
According to the architect, one must consider “the consistency of that contemplated infill
with that location”, so that the nature of the campus is consistent with the nature of the use
and the campus has some purpose that can continue in future.

According to the archaeologist, finances are the most important factor, but “if one does
not rush, one can try to repeatedly apply for various projects; public funds are relatively
accessible, whether from the European Union, the state, Norwegian funds, etc.”. The art
historian expressed a similar view, stating that in addition to the relationship with the
place, funding is also important for regeneration, but if there is no money, he said, one
must learn how to get it. In addition, he considers that another factor that contributes to
the regeneration of disused buildings is the motivation and ability to motivate other people
to help with the regeneration process.

The supporting factors were analyzed using ATLAS.ti software and the list of the
most important factors (Table 4) shows that a well-thought-out vision together with the
interest of the stakeholders were the main circumstances that influenced the success of
the regeneration. According to the communication partners, the support and interest
of the institutions was another crucial condition for the regeneration of the site to take
place, as their approval was needed to make such a large investment. According to [41],
if the premises have been dilapidated for a long time, it could have been expected that
their redevelopment would not be likely, and demolition would remain the only possible
solution. However, this fact was not confirmed in the given location, as an important reason
for which the regeneration took place was the historical value of the selected buildings
(monastery, administrative building of the estate, malt house), for whose restoration and
preservation for the future the promise of individual subsidy support from the Ministry of
Finance was necessary.

Table 4. Information about the main identified supporting factors of the regeneration process related
to the case study area.

g(:)de Supporting Factors Frequency Description

1 Clear Future Use o7 A cohere'nt vision to address the growing interest of students in
information technology.

2 Stakeholders’ Cooperation 2 A well-developed project and intensive cooperation between
capable stakeholders.

3 Political support 19 Support of the urban district, the city, from individual ministries.

. Saving part of the most valuable architectural heritage and
4 Historical value 17 preserving the historical character of the selected buildings.
5 Public funding 1 The promise of an individual public subsidy in relation to the value

of the whole area.

Source: Authors’ own processing using ATLAS.ti software (Scientific Software Development GmbH,
Berlin, Germany).

4.2. Main Barriers to the Regeneration of the Site

During our research, attention was also focused on the most important barriers that
had to be overcome. The barrier, according to the Vice Dean of Development, was poorly
conducted research of the site, which led to the need to incur additional costs for more
work. Another problem was that this was a very valuable area in terms of potential finds,
so construction was often complicated by archaeological surveys, but according to the Vice
Dean of Development this fact was taken into account. In the case of the administration
building of the large estate, which, apart from the malt house, had to be preserved, the
conservation authority insisted that it had to be restored to the form in which it had been
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built. “That means the castellated windows; there was only one, otherwise it was all broken
and we had to make all those castellated windows, one window for 80,000, and it didn’t
have the brackets yet, but I don’t regret the money; those were complications that we had
to sort of solve in the end by running around and getting the money for it, because they
don’t fall down by themselves, do they?” (Vice Dean of Development).

According to the archaeologist, the archaeological excavations did not bring any
serious problems, because “Basically, apart from the time and money that the archaeology
costs, which the investor was aware of and was accommodating in this, I don’t think they
had any problems. Of course, it was sometimes on the edge of the deadline, but, well, that’s
the way it is”. There were some finds that were discovered that were not known about, but
the investor accepted these finds with respect for the property. A 17th century ceiling was
discovered above the library, and a “17th century walled toilet at the corner by Bozetechova
Street; they still have it there, yes, there was even a toilet seat, everything was there, and
it’s dated by dendrochronological method”. In the farmyard, the construction was again
complicated by the discovery of a 14th century brick kiln, according to the archaeologist
“they may have waited for us for a while, but these are such small things, marginalia, and
in the end it did not affect the construction date at all”.

Parking also had to be built on the campus and “We did not want to have plenty of
parking spaces in the courtyard. So we decided to build underground parking”. (Vice Dean
of Development). Thus, major problems arose when the depth surveys were done, as there
was groundwater that made it difficult to build several hundred parking spaces for students
and staff at the school. “Unfortunately, we only got one underground floor below ground
level because if we had gone deeper there would have been pressurized ground water,
which would have been a problem in terms of cost” (Vice Dean of Development). Therefore,
there are only 250 parking spaces underground, the remaining spaces are above ground.

In this context, the architect noted that there are always things that are not foreseen
on the construction site; according to him, the most complex and the biggest problem that
complicated the course of the regeneration was groundwater and insufficient funds that
had to be secured to supplement the financing of some buildings for the main parts of the
reconstruction. The mayor also considered finance to be the biggest critical point and in this
regard he stated that “given that it is an educational facility and it will have many years of
use, no one could probably raise the same amount of funds to fix the historic buildings of
the monastery for any other purpose”. The mayor went on to say that the historic buildings
needed complete renovation and incorporation into viable urban functions, and in his
opinion, that would require a significant amount of funding that a private entity could not
raise in a normal world. The Vice Dean of Development agreed with this view, pointing
out that “there was support from all sides, that is, from the Ministry of Culture, from the
municipality, and from the education department, but the biggest role in this was then
played by the Ministry of Finance in terms of actually covering it and being willing to cover
an investment of this magnitude”.

Regeneration barriers were also analyzed using ATLAS.ti software and the list of
the most important barriers (Table 5) shows that one of the barriers to the new use were
the property relations related to the profit of the farmyard. In addition, according to
respondents, there were problems with the procurement of funds. This is in line with the
findings of [54,55], which considered poor technical conditions of buildings to be a barrier
to regeneration. Our respondents also agreed that complications were brought about by
poorly conducted surveys and the compromised statics of the buildings [56]. In addition,
the respondents also saw a problem in the conditions of conservation. According to the
respondents, groundwater, which was a particular problem for the construction of parking
spaces, was also considered an obstacle, and last but not least, there were difficulties with
people who were against the demolition of some buildings.
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Table 5. Information about the main identified barriers to the regeneration process related to the case

study area.

g(:)de Barriers Frequency  Description

1 Property relations 15 Different owners of the western and eastern part at the beginning of the
process.

2 Financial resources 14 Lengthy.negotu.atlons in an attempt to secure funding for such a financially
demanding project.

3 Technical state 13 Poorly. c.arrled out building survey and disturbed statics of buildings leading
to additional costs.

4 Monument care 12 Comphcatlgns. arising from the archaeological survey and conservation orders
of many buildings.

5 Public grant 1 The promise of an individual public subsidy in relation to the value of the
whole area.

6 Underground water 8 Floc?ded cellars in the; western part of the site and problems with groundwater
during the construction of parking spaces.

- Public comments 8 Protests by some people against the demolition of certain buildings; various

concerns and complaints from certain individuals.

Source: Authors’ own processing using ATLAS.ti software (Scientific Software Development GmbH,
Berlin, Germany).

5. Conclusions

Our findings indicate that de-agrarianization on the outskirts of large cities usually
takes place in several phases (please see Figure 10) that are highly context-specific; however,
several commonalities undoubtedly might be identified. First, agricultural land is taken for
new urban development and agricultural properties lose their use. Second, agricultural
properties are used without major investment interventions, but often continue to be
utilized to store agricultural products from more distant locations, regions, and countries
(in our case study, for example, as a vegetable store and a tropical fruit ripening facility).
Third, most of the obsolete agricultural properties are being replaced because they do not
meet the requirements for the development of new urban functions. In our case study area,
only the former malt house and the former administration building of the large farm have
been saved and the other buildings have been demolished. If we turn back to the findings
from our case study, the preservation of the former monastery was given a priority over
the preservation of most of the buildings of the former agricultural estate. From a symbolic
point of view, it is interesting that the monastery, which in the Middle Ages served as a
center of knowledge and dissemination for innovative farming methods, has been replaced
by a technical university, where a focal point can be seen in the knowledge-based economy.

15t half of the 20t century 2" half of the 20 century 215 century
Major changes in the Massive use of agricultural land Recycling of abandoned urban sites
ownership of agricultural land to cover urbanization needs and a shift towards sustainability
» Land reforms after WWI — > Agricultural land is used as » Brownfields are regenerated as
parcellation of land land for new developments alternative to using greenfields
» Nationalization and > Agricultural real estate is used » Former agricultural real estate is
collectivization of land after for non-agricultural purposes demolished or converted for
WWwII without major investments new urban functions

Figure 10. Stages of de-agrarianization and urban renewal in a post-socialist city. Source: Authors’
own processing.
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