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This dissertation is part of my ongoing fascination with suburbs. 
The phenomenon is of great importance to me because I spent 
the major portion of my childhood and teenage years growing 
up in suburbia. When I write that sentence, the reader might no 
doubt assume that I come from a Western country like Britain or 
the USA. In fact, I was born and raised in Hong Kong, one of 
the world’s most densely occupied cities. As part of a minority 
among Hong Kongers, it is perhaps unsurprising that the aca-
demic study of suburbia is a relatively new field for me, even 
though the concept of a suburb indeed dates back to Ancient 
Roman times. Today’s understanding of the suburban world 
tends to portray it as midway between countryside and city, 
commonly derided as ‘anywheresville’ or ‘nowheresville’. Yet is 
this true of the suburbs of Hong Kong? This essay investigates 
a case-study from the city – the Royal Palms development in 
the New Territories, close to Shenzen and the mainland Chinese 
border – as a means to discuss the social attraction of suburbia 
and to widen our understanding of this type of built environment.

ABSTRACT
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Whenever I mention I live in the suburbs, it is often met with a smirk or 
a smile. Yet when I mention that my home is in Hong Kong suburbia, 
people often become confused. The words ‘countryside’ or ‘suburb’ 
never seem to be associated with Hong Kong. Those who have heard 
of the city, or perhaps have even visited it, usually only associate the 
place with towering skyscrapers and busy traffic.

1.1 STRUCTURE AND METHODOLOGY

This thesis focuses on a singular case-study, a gated community 
in Yuen Long in the New Territories called Royal Palms, where my 
family currently lives. This introduction will give a brief outline of 
suburban built environments as a subject of enquiry, also raising 
questions about their relationship to their adjacent cities. Chap-
ter Two will then discuss Royal Palms as the masterplan scale, 
providing an overview of how this suburban community resulted 
from changing economic, political and socio-cultural changes in 
post-war Hong Kong. The chapter also seeks to understand the 
links between Royal Palms and the rest of Hong Kong, as well as 
to the border city of Shenzhen in mainland China. Chapter Three 
consists of detailed analysis at the smaller-scale street level to 
investigate social interactions within the community. It will also 
consider the ecology of Royal Palms in terms of its relationship 
the surrounding natural environment. The final chapter will then 
concentrate on the individual semi-detached house to explore 
domestic family life in the suburb.

Throughout the thesis, historical and sociological research will 
be combined with images, diagrams and architectural drawings 
that are used as analytical tools. Furthermore, detailed fieldwork 
recordings and qualitative interviews with residents will be mixed 
into my own first-hand, situated experience as further important 
sources. 

1.2 BRIEF HISTORY OF SUBURBIA

Sprawl as a phenomenon appears to have been a feature of 
urban life since time immemorial. Robert Bruegmann observes 
that ‘there is always a sharp distinction between urban and rural 
ways of life’.1 While both the urban and the rural condition have 
long been studied by architects and other scholars, suburbs tend 

1. Robert Bruegmann, 
Sprawl: A Compact History 
(Chicago, IL: University of 
Chicago Press, 2008), p. 21.
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to be seen as an area in limbo – neither the city nor the country-
side. Yet the suburb, as a transitional zone between the two, has 
been a feature of almost every era in urban history. Although this 
archetypal form characterized some of the earliest large cities 
known to humankind, such as Ur and Babylon, it was in Ancient 
Rome that we can most easily detect its early existence. Most 
large cities through to the nineteenth century had defensive city 
walls for security reasons. Bruegmann notes: ‘Outside the walls 
of Rome, was what citizens called suburbium, meaning what was 
literally below or outside the walls’.2 Perhaps more perceptive-
ly, Edward Champlin points out in The Suburbium of Rome that 
the concept of the suburbs back then was ‘clearly less of a geo-
graphical expression than it is a state of mind’.3 He also explains 
that the concept or ‘attitude of mind’4 of the suburb was often 
associated with the literary elite of Ancient Rome. 

The origins of the suburbs as we know them today, however, is 
more recent, and as consequence Laura Vaughan argues that 
it ‘can fairly be said that its roots … lie in the UK, North Ameri-
ca and Australia’. 5Of those who promote suburbia the most, she 
notes that the ‘modern idealist tradition can trace its roots back 
to Ebenezer Howard’s notion of the Garden City’.6 Initiated in 
1898 the aim of Howard’s Garden City model was to capture the 
respective benefits of the city and countryside, while also avoid-
ing the disadvantages of both conditions. Typically designed 
as an antidote to typical commercial urban development of the 
time, Garden Cities were envisaged to be self-contained and to 
have proportionate areas for dwelling, industry and agriculture. 
According to Mervyn Miller, ‘Three places – Letchworth (Figure 
1.2) and Welwyn Garden Cities and Hampstead Garden Sub-
urb – represents the most comprehensive realisation of Ebenezer 
Howard’s ideas’.7 The British Garden City continued to inspire 
other programs during the twentieth century, most noticeably the 
inter-war American New Deal cities like Greenbelt in Maryland 
or Greendale in Wisconsin.8 Bruegmann argues that although 
Howard’s concept for the Garden City in the end was largely 
unsuccessful, the ‘basic goal of reducing densities at the centre 
of the existing cities and funnelling the population into carefully 
controlled development … has remained the principal goal of 
most professional city planners.’9

Introduction
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2. Ibid, p. 23.
3. Edward J. Champlin, ‘The 
Suburbium of Rome’, The 
American Journal of Ancient 
History, 7/2: 1982, p. 97.
4. Ibid.
5. Laura Vaughan, Suburban 
Urbanities: Suburbs And The 
Life Of The High Street (Lon-
don: UCL Press, 2015), p. 12.
6. Ibid.
7. Mervyn Miller, English 
Garden Cities (London: Eng-
lish Heritage, 2010), 
p. 17.
8. Bruegmann, Sprawl, 
p. 171.
9. Ibid, p. 172.
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1.3 THE IDEAL HOUSE

Robert Bruegmann defines sprawl in the most basic way possi-
ble, as ‘low-density, scattered, urban development’.10 The out-
ward dispersion of people and businesses from city centres was 
a product of capitalist economics and population growth: by the 
1920s, America and European countries were experiencing the 
mass exodus of people from squalid cities to seemingly healthier 
suburbs. Initially confined to the ‘wealthy city dwellers building 
villas and weekend houses in the country’,11 an increasing num-
ber of middle-class and then working-class families followed suit 
in this pattern of outwards movement. The process was made 
possible not only due to increasingly affordable homes on sites 
further away from cities where land prices were lower, but also 
the rise in mass ownership of automobiles.

‘Praise for the suburbs was confined to four issues: the 
achievement in building so many homes, improvements 
in health standards, the homely associations of housing, 
and the opportunity for personal fulfilment in the new sub-
urbs.’12

Architects did not initially object to the building of these early 
suburbs around Western cities; rather, they were considered 
‘most fashionable’, even idyllic.13 In his fascinating study of Eng-
lish suburbs, Paul Oliver writes that ‘the conception of the ideal 
house centres on a bay window adorned with lace curtains and 
fences … with a cast iron railing picked out in blue or gold.’14 

1.4 CRITICS OF SPRAWL – ‘ONE OF THE GREATEST 
EVILS’

All too readily, however, suburbia began to become the target of 
criticism, and this remains the case today. As Vaughan notes: ‘it 
is all too frequently despised and easily patronised’.15 More than 
evident was that the aesthetic and symbolic qualities of suburban 
houses spurred much of the anti-sprawl rhetoric. Le Corbusier de-
scribed the suburb as ‘bleak ugliness’ and ‘a reproach to the city 
it surrounds’.16 This distaste for suburbs among the cultural elite, 
both in concept and architectural form, was thus reflected in the 
1933 Athens Charter published by the International Congresses 
of Modern Architecture in 1933, wherein suburbs were criticised 
as ‘a kind of scum churning against the walls of the city’.17 Oth-
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10. Bruegmann, Sprawl, p. 
18. 
11. Ibid, Sprawl, p. 34
12. Paul Oliver, Ian Davis and 
Ian Bentley, Dunroamin: The 
Suburban Semi and Its Ene-
mies (London: Pimlico Press, 
1994), p. 53
13. Ibid, p. 57.
14. Ibid, p. 32.
15. Vaughan, Suburban Ur-
banities, p. 3.
16. Le Corbusier, as quoted 
in Oliver, Davis and Bentley, 
Dunroamin, p. 40.
17. Vaughan, Suburban 
Urbanities, p. 4.
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Figure 1.1
The Parker and Unwin lay-
out for Letchworth, the first 
garden city, first published 
in spring 1904. 

Figure 1.2
The Pleasures of Architec-
ture, ‘Suburban Synthesis’ 
(left) and a ‘Civilised Ver-
sion’ (right)
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er figures like Clough William Ellis were more balanced in their 
attack on suburban development. In his book The Pleasures of 
Architecture, from 1924, he included an image showing ‘the civ-
ilised version’ of a suburban home, looking neat and minimalis-
tic, in contrast to a more ornately decorated exterior of a typi-
cal dwelling (Figure 1.2). Furthermore, the interiors of suburban 
home were denounced for many defects: ‘The absence of a scul-
lery, tiring and perilous stairs, a bathroom door that could not be 
opened since it collided with a washbasin … the lack of central 
heating, dressers, and built-in wardrobes.’18 It was an easy list 
to add to. Hence in inter-war Britain the suburbs were frequent-
ly regarded as posing a threat to the survival of both the city 
and country. Thomas Sharp, a prominent British planner, wrote in 
1932 in his book Town and Countryside that ‘the town, long since 
degraded countryside, is now being annihilated by a flabby, 
shoddy, romantic nature-worship. That romantic nature-worship 
is destroying also the object of its adoration, the countryside.’19

Thus, although critiques of the suburbs during the interwar years of-
ten concentrated on perceived aesthetic deficiencies, there were also 
more logical and practical concerns. For instance, suburban devel-
opment resulted in the loss of productive agriculture land in order to 
create rows of semi-detached houses and bungalows. Moreover, the 
daily flow of commuters to and from the central business district meant 
there were also increasing problems of traffic congestion. These kinds 
of tensions and arguments continue today, yet what this tells us merely 
is that suburban development has its positives and negatives – just 
as do the central city and the rural countryside. With this in mind, it is 
the objective of this thesis to propose an alternative conceptualisation 
based upon the suburbs of Hong Kong, and to achieve that aim I will 
now explore the hybridised cultures and value systems of those who 
choose to live there. 

1.5 DEFINING THE SCOPE: THE HONG KONG CONTEXT

Hong Kong consists of three major elements: Hong Kong Island, Kow-
loon and New Territories. From the 1950s to the 70s, the squatter 
movement proved a crucial turning point in Hong Kong’s urban de-
velopment. The city’s population was increasing fast and yet 25% of 
the population were squatting in temporary housing. Increasingly, the 
government realised that this was ‘a major threat to health as well as a 
potential threat to social and political stability since they concentrated 
largely unemployed or very low-income households in cramped and 

18. Oliver, Davis and Bent-
ley, Dunroamin, p. 33.
19. Thomas Sharp, Town 
and Countryside (Milford 
Press, 1932), p. 11.
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unhygienic environments.’20 Hong Kong’s government had promoted 
New Town since the 1950s, mainly in the Kowloon area, and was 
notably reluctant to develop housing in the New Territories. Yet by the 
1970s it was evident that this was a necessary option because urban 
growth elsewhere had reached its physical limits. As a consequence, 
a further programme was launched that ‘envisaged the construction 
of three new towns, each of which was to be centred around an exist-
ing market town, but which would also require large-scale reclama-
tion and hill cutting to yield developable sites.’21 Interestingly, Hong 
Kong’s colonial ties with Britain helped shaped the development of 
this New Towns programme.22 Again the idea was that these New 
Towns would be self-contained, providing residents with jobs, hous-
ing, infrastructure and community facilities. These new developments 
– namely Yuen Long, Tuen Mun and Sha Tin – were also provided 
with good links back to Hong Kong’s existing central business district 
(Figure 1.3). 

Main Urban Areas
Central Business 

District

Existing land linksNew Towns

Road

Overground train

Underground railway

Proposed railway links

1st generation new towns

2nd generation new towns

3rd generation new towns

Sheung Shui

Sai Kung

Tai Po

Sha Tin

North 
Lantau

Kowloon

Junk Bay

Tsuen Wan

Tuen Mun

Yuen Long

20. Victor F.S. Sit, Fengx-
uan Xue and Liming Dong, 
Chinese Cities : The Growth 
of the Metropolis since 1949 
(Oxford : Oxford University 
Press, 1985), p. 220.
21. Ibid, p. 224.
22. Peter Hills and Anthony 
G.O. Yeh, ‘New Town De-
velopments’, Built Environ-
ment 9/3-4: 1978 (reprinted 
by Marcham: Alexandrine 
Press, 1983).

Figure 1.3
Though the idea was that 
these New Towns would be 
self-contained, there is a 
daily flow of commuters to 
and from the central busi-
ness district.
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Figure 1.4
Hong Kong consists of three 
major territories: Hong Kong 
Island, Kowloon and New Ter-
ritories. Royal Palms is located 
in Yuen Long, a suburban new 
town in New Territories.
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1.6 INTRODUCING ROYAL PALMS, YUEN LONG

Royal Palms is a gated middle-class housing complex located in Yuen 
Long, at the furthest northern end of the New Territories, which means 
that it is very close to the border with mainland China and to the major 
industrial city of Shenzen. Completed in 1996 by one of Hing Kong’s 
largest developers, Sun Hung Kai Properties, the architect commis-
sioned to design the masterplan for Royal Palms was Ma Kim See. The 
estate sits just to the east of its predecessor, also by the same develop-
er; it is called Palm Springs and opened in 1993.

Royal Palms contains a total of 424 homes. All of them are semi-de-
tached houses, with two family units sharing a common party-wall. 
There are eleven standard house types spread across the entire mas-
terplan; the size of the gardens however varies depending on the plot 
area. Housing is divided clearly into two sides, Phase A and Phase B. 
The main entrance to the gated community is called Royal Palm Boule-
vard, while the two housing phases are connected by a main street 
called Palm Canyon Drive. This road then branches off into smaller 
streets that normally comprise sixteen semi-detached houses lining 
both sides.

With this introduction now made, it is time to explore Royal Palms in 
more detail, starting in the next chapter by looking at its overall plan-
ning layout and geographical location.

Introduction
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The Vineyard (葡萄園) 
214 houses 

Fairview Park
(錦綉花園)
5,024 houses

Yuen Long Town Centre
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To China

W
est Rail Line (Connection to the city)

To Central Hong Kong

ROYAL PALMS (加州豪園) 
424 houses
PALM SPRINGS (加州花園)
980 houses

Figure 2.1
Yuen Long Is one of the 
so-called ‘Second Gener-
ation New Towns’ of the 
1970s and was intended to 
be self-reliant, with areas 
dedicated for  residential 
commercial, industrial and 
recreational.
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1. The suburb of 
Yuen Long, is 
located at the 
furthest northern 
end of the New 
Territories, close 
to the border with 
mainland China.

4. The landscape 
of the countryside 
transformed into 
a mixture of 
farmland and fish 
ponds. 

8. The the gated communities 
of Palm Springs and Royal 
Palms simply wrapped around 
the remaining small village of 
Wo Shang Wai, thereby 
trapping the existing local 
residents within.

9. Proposed gated community developed 
by Henderson Properties, located right 
next to Royal Palms. The project current-
ly is still in feasibility stage. 

5. Yuen Long Town 
became the location for 
villagers and farmers in 
the surrouding area to 
sell their crops and fish.

6. In 1995, Sun Hung Kai Proper-
ties, one of Hong Kong’s largest 
real estate developers, bought 
the land off of local farmers and 
converted the land into low-den-
sity luxury residential housing. 
This was the beginning of 
suburban Hong Kong.

7. Royal Palms consist-
ed of 424 semi-de-
tached houses. 

2. Local indigenous 
farmers’ main source of 
income was growing 
rice from their rice 
paddies. 

3. Other villagers relied 
on small scale fish 
farms, thus converting 
the land into countless 
fish ponds. 
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23. Mott Connell Ltd, Pro-
posed Comprehensive De-
velopment at Wo Shang 
Wai, Yuen Long (Hong Kong: 
Mott Connell Ltd, 1990).
24. Article 12 (Hong Kong: 
Hong Kong Government, 
1996).

The Masterplan

2 CATALOGUING SUBURBIA IN HONG KONG

This chapter will assess Hong Kong suburbia in terms of its devel-
opment over time and its spatial relationships both at a local level 
and city-wide scale. Situated to the north-west of the 1970s New 
Town of Yuen Long, the accompanying map highlights the loca-
tion of the case-study community of Royal Palms (Figure 2.1). 
Intriguingly, this gated suburban enclave sits within a landscape 
of fishponds and rice paddy-fields which helped to shape the 
masterplan.

Indeed, there appear to be two small ‘missing pieces’ in the 
masterplan (Figure 2.3), one of them on the northern edge be-
tween Westwood and Arcadia and the other hidden right in the 
middle of the development. During one of my site visits I began 
to investigate these ‘missing pieces’, and in doing so stumbled 
upon a village called Wo Shang Wai on the northern side. This 
village consists of about twenty small 2-3 storey timber houses 
that resemble the Ting Uks (‘small houses’) typical of traditional 
vernacular dwellings in the New Territories. (Figure 2.4-2.5) The 
southern missing piece proved to be even more curious, being 
a large fishpond with some small floating huts sitting around its 
edges.

While it is unclear why this traditional village and fishpond were 
preserved, nonetheless the gated communities of Palm Springs 
and Royal Palms simply wrapped around them, thereby trapping 
the existing local residents within. A survey carried out by the 
Hong Kong government for a proposed nearby development at 
Wo Shang Wai in the early-1990s observed that the ‘residents 
of the nearby villages … are considered to be potentially sensi-
tive receivers that may be affected.’23 This not only suggests that 
local villagers might not have wanted to be moved out of the 
area to make way for new housing, but also that there was con-
siderable tension and resistance to displacement.

According to Article 12 of the Basic Law of Hong Kong, special 
rights are restricted to the village that an indigenous inhabitant 
happens to come from. For example, the Small House Policy 
(SHP) was introduced in 1972 to protect the traditional walled 
villages in the New Territories, and it grants the right to local male 
residents to erect a Ting Uk for themselves and their family where 
they want to.24 Hence a large portion of land in the New Territo-
ries, specifically Yuen Long, is zoned as ‘Village Type Develop-

Figure 2.2 (left)
The story of Yuen Long and 
how Royal Palms came to 
be.
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ment’, meaning that land within this zone is there mainly for the 
building of dwellings for indigenous villagers. This suggests that 
the surviving small village of Wo Shang Wai, stuck as it is within 
a California-themed gated community, is still there as a result of 
the unique planning laws in the New Territories.

2.1 THE RETURN OF THE WALLED CITY

Historically, and in many cultures, city walls have reflected and main-
tained hierarchical social relationships. They created a boundary, 
physically and theoretically, that separated the higher and lower ech-
elons, the sacred and the profane, the civilised and the barbaric. In 
Hong Kong, this process of spatial segregation is far from new, and is 
often associated with social inequality. 

During the Ming and Qing dynasties, that is from the fourteenth cen-
tury onwards, Hong Kong was particularly vulnerable to attacks from 
and settlements by pirates. Its topography provided excellent pirate 
hideouts due to its winding shore, hilly landscape and countless small 
islands. This is why local villages often built walls to protect them-
selves, becoming a common feature of pre-colonial Hong Kong.25   
Over time, many of these walled villages were partly or completely 
demolished; others have been converted into museums and tourist at-
tractions. Today, the remaining walled villages are all concentrated in 
the New Territories. In Yuen Long, there are still 34 of these walled vil-
lages left, often housing an older generation who have lived there for 
their entire lives. Younger villagers however realised they could make 
a profit, and a better lifestyle, by selling off their land to developers 
for new residential estates.

Whereas the older residents of the walled villages in the New Terri-
tories often shared a common ancestry, or even came from the same 
actual clan, the emergence of housing enclaves from the 1970s has 
ushered in new type of ‘walled village’ – the socially segregated gat-
ed community – in which a different group of residents share a dream 
of living in the suburbs.

2.2 THE EMERGENCE OF NEW TOWNS

Traditionally, people who lived in this part of the New Territories relied 
mainly on growing rice and catching fish. The aerial map of Yuen Long 
make it evident that a lot of these rice farms and fishponds remain 
(Figure 2.1). Farmers would then bring their crops, cattle and fish into 

The Masterplan

2

25. Kwok Wai Ma, ‘Sustaina-
ble Development And Social 
Policy: A Case Of Indigenous 
Villages In Hong Kong’, 
Asian Education And Devel-
opment Studies, 5/3: 2016, 
p. 305–17.
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Figure 2.3
The masterplan of Palm 
Springs and Royal Palms, 
with the two small ‘missing 
pieces’, where the village 
of Wo Shang Wai is situ-
ated.

Figure 2.4 (Top) - 2.5 
(Bottom)
The remaining walled vil-
lage of Wo Shang Wai, now 
wrapped around by the gat-
ed community. Walled vil-
lages in the New Territories 
are being increasingly lost 
to the suburban landscape.

Village of 
Wo Shang Wai

Fish Pond owned 
by the villagers 
of Wo Shang Wai
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The walled village of Wo 
Shang Wai has been 
surrounded Royal Palms 
and Palm springs, 
trapping the existing 
local residents within.

Figure 2.6
Remaining walled villages 
in Hong Kong, scattered 
around the New Territories. 
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Main Entrance

Corner Tower

Principal Street

Ancestral Hall

Secondary Street

Buildings

MOAT

Figure 2.7
Typical layout of a Walled 
Village in the New Territo-
ries.
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Figure 2.8
Characteristics of the New 
Towns in Hong Kong

the town centres to sell their produce: this resulted in the central part 
of Yuen Long, now known as Yuen Long San Hui, flourishing into a 
bustling market town.

Beginning in the 1950s, however, ‘Hong Kong’s new towns pro-
gramme was initiated … primarily to alleviate the congestion of the 
older urban areas’.26 Of particular importance was rapid population 
growth: ‘Between 1961 and 1981, the population increased by 58 
per cent, from 3.1 million to 5 million’.27 Pressure was put onto the 
government to draw up plans to alleviate the strain. Although the gov-
ernment initially resorted to extensive redevelopment within its built-up 
area, thus favouring high-rise structures in places such as Kowloon, 
by the 1960s it was evident that older urban areas were becoming 
congested and dysfunctional. Spatially it was logical to shift towards 
a horizontal spreading of the population through initiatives such as 
New Towns which could take new public housing projects. Highways, 
bridges, tunnels and railways were likewise built to increase accessi-
bility.

Hong Kong’s colonial ties played a crucial part in shaping the de-
velopment of these post-war settlements.28 In Britain, the 1946 New 
Towns Act sought to relocate urban populations who lived in poor 
and often heavily bombed areas. Developed in three waves, there 
were 28 New Towns scattered across Britain that all shared (but nev-
er actually met) the aims of self-containment and social balance. The 
New Towns built by Hong Kong were an interpretation of the British 
approach. As a 1976 official document by the New Territories Devel-

26. Hills and Yeh, ‘New Town 
Developments’, p. 266.
27. Ibid.
28. Ibid. p. 269.
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opment Department declared: ‘the new towns will provide more than 
just housing. They will be places where people can work and play, 
grow and learn. And with them will come new industries to provide 
new and better jobs … The new towns will be fully self-contained, 
simultaneously providing residents with employment and meeting their 
basic needs.’29

2.3 SECOND GENERATION NEW TOWNS

Yuen Long is one of the so-called ‘Second Generation New Towns’ of 
the 1970s and was similarly intended to be self-reliant. Each of these 
new towns was thus given dedicated residential commercial, indus-
trial and recreational areas so that residents would not then have to 
travel into the city centre for work or leisure. In general, it proved suc-
cessful. In their book on New Town Developments in Hong Kong, Hills 
and Yeh note that ‘Hong Kong’s new towns programme has proved 
a remarkably successful mechanism for decanting people from the 
congested urban areas of Kowloon and Hong Kong Island.’30 This is 
certainly evident if one counts the number of public and private hous-
ing developments in Yuen Long that have emerged since.

Developers in the New Territories were however compelled to seek 
their profits by acquiring ever more unattractive lots that were locat-
ed further away from Yuen Long’s town centre, since the market price 
was lower. They then needed to find ways to maximise income while 
following zoning regulations in an area that only allows medium-den-
sity, low-rise buildings. Hence the model of 30+-storey residential 
tower blocks that was used in downtown Hong Kong was no longer 
the solution. Instead, on these far suburban sites the developers chose 
to erect luxurious low-rise homes and augment these with excellent 
local facilities to entice purchasers.

As a result, a plethora of gated enclaves sprang up amongst the ex-
isting landscape of fishponds and rice farms. As well as Palm Springs 
and Royal Palms, other gated developments in suburban Yuen Long 
are to be found at Fairview Park, The Vineyard and so on (Figure 2.9). 
Like in the case of Royal Palms, developers usually designed their es-
tate masterplans to incorporate other functions such as fitness clubs 
(with gyms and swimming pools), shopping malls (with plentiful res-
taurants), small local convenience stores, and larger drive-to super-
markets. Royal Palms even has its own nursery school and Christian 
church. It means that these communities could be situated virtually an-
ywhere, since they were independent of their surroundings.

29. New Territories Devel-
opment Department, Hong 
Kong’s New Towns: Sha Tin 
(Hong Kong: Hong Kong 
Government Publication, 
1976), p. 4.
30.  Hills and Yeh, ‘New 
Town Developments’, p. 
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2.4 URBAN RELATIONSHIPS

Hong Kong’s much-praised transport network contains – alongside 
of course a famous metro railway system – some 2,107 kilometres of 
roads that are among the most heavily used in the world (Figure 2.10). 
There are also 15 major road tunnels, 1,349 flyovers/road bridges, 
and 1,292 footbridges/subways to help keep the city’s numerous 
cars and lorries constantly on the move.31

In many ways this is just par for the course when it comes to subur-
ban development. Bruegmann writes that ‘it is not surprising that the 
private automobile has become the most common way for residents 
(of the suburbs) to get around’.32 In the case of Royal Palms, when 
walking around the cul-de-sacs of this gated community, it become 
immediately evident that car ownership is extremely high – indeed 
far higher than the rest of the city. Always there is at least one car 
parked in the front garage, and more often than not there is another 
car parked outside as well. Any household that has no car parked in 
front is usually either vacant or else its residents are away on holiday.

Located approximately 35 kilometres away from Hong Kong’s central 
business district, to get to Royal Palms is a 45-minute drive, depending 
on traffic conditions. The journey passes through two tunnels, along 
two highways and over a major bridge. Paradoxically, Royal Palms 
is much closer to Shenzhen33 – which is just 8 kilometres away – but 
currently the vast majority of commuters still travel to either Kowloon 
or Hong Kong Island rather than over into mainland China.

The aforementioned metro railway network also reinforces this trans-
portation pattern. Hong Kongers rely very significantly on their Mass 
Transit Railway (MTR). Ranked as the number-one metro system in the 
world by CNN in 201734, the MTR is now in fact a conglomeration 
of underground, overground and light-rail lines. The MTR also serves 
as a model for systems in other cities: for instance, it was recently an-
nounced that the MTR Corporation will even be operating the new 
Elizabeth Line (CrossRail 1) in London. Public transport in the Yuen 
Long area has thus improved significantly since the early-2000s, 
meaning that the central business district in Hong Kong Central is also 
about a 45-minute rail/ferry journey away. The opening of the West-
Rail Line in 2003 connected Kowloon to the three 1970s new towns of 
Yuen Long, Tin Shui Wai and Tuen Mun. Its means that there are now 
comprehensive transport links for all of the north-west New Territories 
(Figure 2.12). Moreover, there are direct cross-harbour buses that can 
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275.

31. Hong Kong Highways 
Department, Hong Kong 
Highways: The Facts (Hong 
Kong: Information Services 
Department/Hong Kong 
SAR Government, 2019), 
p. 1.
32.  Bruegmann, Sprawl, 
p. 76.
33.  Shenzhen forms part 
of the emerging Pearl Riv-
er Delta megalopolis, and 
borders Hong Kong’s New 
Territories across the Sham 
Chun River.
33.  Maggie Hiufu Wong, 
‘Hong Kong’s MTR: Taking 
a Ride On The World’s Most 
Envied Metro System’, CNN 
Travel Online, 31st March 
2015, Available at: https://
edition.cnn.com/travel/ar-
ticle/hong-kong-mtr-suc-
cess-story/index.html
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Figure 2.9
As well as Palm Springs and 
Royal Palms, other gated 
developments in suburban 
Yuen Long are to be found at 
Fairview Park, The Vineyard 
and so on.

29



Border to China

Main Expressways

Road Network

Main Roads

Railway / Underground

ROYAL PALMS

Figure 2.10
Transport and road network 
of Hong Kong.

30



Border to China

Main Expressways

Road Network

Main Roads

Railway / Underground

ROYAL PALMS

31



The Masterplan

2

Figure 2.11
Timetable for the Royal 
Palms shuttle-bus links to 
Yuen Long MTR Station.

take commuters from Yuen Long to Central inside an hour: ask any 
commuter living in Yuen Long and they will no doubt tell you that the 
number 968 bus is a more affordable option compared to the MTR.

Nevertheless, considerable transport headaches still persist for resi-
dents in the far suburbs of the New Territories, notably the problem of 
how actually to get to and from the West-Rail Line if they wish to use 
the metro system. It is a good 10-minute drive from Royal Palms to Yuen 
Long Station, and all-but-impossible to walk there because the route is 
by no means pedestrian-friendly. Almost all of the gated communities 
scattered around Yuen Long therefore provide shuttle-bus links to Yuen 
Long Station (and to its town centre). Royal Palms shares the same 
shuttle-bus service as neighbouring Palm Springs (Figure 2.11). This 
bus runs approximately every 15 minutes and more frequently during 
rush hour. The situation does however add notably to the travel time, 
and so many commuters opt instead to drive into Kowloon or Central.
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Figure 2.12
The West Rail line is a rapid 
transit line that forms part 
of the Mass Transit Rail-
way (MTR) system in Hong 
Kong.
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Honey is often 
drizzled onto the 
meat while on the 
barbeque grill to 
give the meat flavour 
and sweetness.

Barbeque foods 
often include 
sausages, chicken 
wings, king 
prawns, cuttle-
fish, corn...

Mr. Lee, the host 
and head chef of 
the barbeque 
party. 

Tsing Dao beer, 
currently one of 
the most popular  
amongst Hong 
Kong people.

Soy sauce, a 
staple condiment 
in Hong Kong 
cuisine. 

Roast pork, also 
called Char Siu in 
Cantonese a classic 
Hong Kong dish 
recreated at the 
garden barbeque.

Saturday Night Barbeque is a 
collective ritual twice a month in 
Royal Palms. Instead a group of 
friends and neighbours who all 
live in Royal Palms will gather 
together around the barbeque 
grill. Friends and families who 
don’t live in the suburbs will often 
come and join as well, as it is 
almost impossible to have barbe-
ques in the city. 

Imported Italian 
red wine to com-
pliment the food 
served in the 
barbeque. Both 
Mr. Mok & Mr. Au  
wine enthusiasts. 

The Lees often prefer 
to serve rice at their 
garden party along 
with the rest of the 
barbeque food. 

Figure 3.1
 The Garden Barbeque
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3 LIVING THE ‘CALIFORNIA DREAM’

Saturday Night Barbeque is a collective ritual twice a month 
in Royal Palms. These events resemble the ‘block parties’ in the 
USA, although not as big. Instead a group of friends and neigh-
bours who all live in Royal Palms will gather together around the 
barbeque grill and the mah-jong table. When researching for 
this, our good friends the Lee’s invited several families, includ-
ing mine, to their house for a barbeque party. Walking from our 
home on Coronado Avenue to where the Lee’s live, the smoky 
smell from all the many different family barbeques filled the air. 
It was during this gathering that I decided to conduct several in-
formal interviews to try to understand the ways of life in subur-
ban Hong Kong. This chapter will examine the way in which the 
so-called ‘California Dream’ has been transplanted into Hong 
Kong’s suburbia, thereby creating a new hybrid culture and a 
new reason for residents to move out to these districts. 

3.1 DEFINING THE ‘CALIFORNIA DREAM’ 

When thinking of this term, perhaps the most famous example 
comes from the 1960s song by The Mamas and The Papas called 
‘California Dreamin’. The lyrics goes: ‘I’d be safe and warm, if I 
was in L.A. … California Dreamin’ on such a winter’s day’.35

Yet the concept of the ‘California Dream’ can be traced back to 
the nineteenth century when the various ‘Gold Rushes’ attracted 
thousands of fortune-seekers in search of immediate wealth. As 
a result, California became the symbol for the opportunity for 
great wealth and new beginnings. Since then, generations of mi-
grants have been lured by the ‘California Dream’, from the initial 
gold-seekers through to orange farmers, moviemakers and tech-
nology entrepreneurs.

It is also crucial to note that ‘The California Dream’ differs from 
‘The American Dream’. In his book, The Age of Gold, H.W. Brands 
noted: ‘The old American Dream … was the dream of men and 
women content to accumulate their modest fortunes a little at a 
time, year by year by year. The new dream was the dream of 
instant wealth, won in a tinkling by audacity and good luck.’36

The emergence of the motion picture industry in the early-1900s, 
increasingly anchored in Hollywood in Los Angeles, saw a line 
of film directors, writers, actors, actresses, set designers and so 

35. The Mamas and the Pa-
pas, ‘California Dreamin’, If 
You Can Believe Your Eyes 
and Ears EP (Los Angeles, 
CA: Dunhill Records, 1965).
36. H.W. Brands, The Age 
of Gold: The California Gold 
Rush and the New American 
Dream (New York, NY: Dou-
bleday, 2002), p. 442.

Figure 3.2
 Vintage poster of Los Ange-
les, California.
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on come in the hope of fame and fortune. Movies such as Chi-
natown (1974), Mulholland Drive (2001) and more recently La 
La Land (2017) have played a fundamental role in creating a 
romanticised, glamourous image of California. In contemporary 
popular culture, many modern reality-television shows portray 
Hollywood stars living in opulent post-modernist mansions in 
Beverly Hills, driving down palm-tree-lined boulevards in the 
suburban landscape of Los Angeles.

 3.2 TRANSPLANTING THE STREETS OF CALIFORNIA 

Laura Ruggeri suggests that ‘a dreamscape is conjured up by the 
means of space compression – one can experience California 
… without leaving home.’37 This accurately describes the way in 
which Royal Palms tries to use this very image to create a simula-
crum of the California lifestyle.

The image of the palm tree is crucial in central to the myth of Cal-
ifornia. Palm trees originated in Spain and were brought to the 
US West Coast, specifically Los Angeles, by Spanish missionar-
ies during the nineteenth century. Since then they have adapted 
supremely well to the Californian climate. And as the archetypal 
symbol of California, they are now a prominent and repeated 
object within Royal Palms. Since they are not at all native to Hong 
Kong, the sight of any palm tree there will catch everybody’s eye. 
This is why palm trees are to be seen lining Royal Palm Boule-
vard, (Figure 3.5) reminding one of streets in Los Angeles: in-
deed, could this single powerful image even be the real reason 
why the residents of Royal Palms decided to move there?

Another way in which a ‘California’ atmosphere is evoked in Roy-
al Palms is through the naming of streets. Mostly they are named 
after a place in California, the most recognisable examples be-
ing Santa Monica Avenue, Melrose Avenue and San Francisco 
Avenue. Another obvious example is Coronado Avenue, which 
is the street where I personally live. In California, the city of Coro-
nado is actually a resort city located across San Diego Bay that 
is famous due to its military base. Though the Coronado Avenue 
in Palm Springs bears absolutely no resemblance to that Corona-
do, it is an effective marketing method to create a California feel.

37. Laura Ruggeri, ‘Palm 
Springs: Imagineering Cali-
fornia in Hong Kong’, in Mike 
Davis and Daniel Bertrand 
Monk (eds), Evil Paradises: 
Dreamworlds of Neoliberal-
ism (New York, NY: The New 
Press, 2011), p. 2.
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Figure 3.3 (Top) - 3.4 
(Bottom)
Images taken from the mov-
ie La La Land, featuring the 
classic pink Los Angeles 
sunset in the background.

Figure 3.5
The palm tree lined ‘Royal 
Palms Boulevard’ at the en-
trance to the gated com-
munity.
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Figure 3.6 - 3.9 (From Top 
to Bottom)

Advertisement for Royal 
Palms describing the sub-
urban lifestyle as ‘a para-
dise full of sunshine and 
laughter ... surrounded by 
familiar friends and neigh-
bours, where the atmos-
phere will remind you of 
living in America.’

3
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3.3 THE GARDEN BARBEQUE  

The first interview that I conducted was with Mr & Mrs Joe and 
Patsy Lee. They were one of the initial families to move into the 
gated community, and indeed had invited us over to their house 
for the barbeque party. Joe Lee told me:

‘Believe it or not, this land that Royal Palms sits on used 
to be fishponds. I remember jumping into one of those 
tiny wooden boats and rowing out into the centre of the 
pond to catch fish. Eventually the owner of the boat, who 
was also a family friend, found out and would scold me 
for stealing his fish! Who knew that thirty years later they 
would have turned the land into a gated community.’38

Patsy Lee continued:

‘We previously lived in Fairview Park, the neighbouring 
gated community. At that time, our two sons were around 
one and five years old. Both my husband and I had lived 
in Yuen Long our whole lives. I had never been to Ameri-
ca and so even the name of the place, ‘加州豪園’, which 
means California, made me think: ‘Wow, it really does 
look like living in California!’39

Mrs Lee recalled that she had actually seen a series of television 
commercials as well as newspaper advertisements in describing 
the ‘California lifestyle’ on offer in Royal Palms:

‘Royal Palms, a paradise full of sunshine and laughter ... 
surrounded by familiar friends and neighbours, where the 
atmosphere will remind you of living in America. Royal 
Palms, a relaxing lifestyle and a new welcoming expe-
rience.’40

The above quote is a translation from a 1995 commercial that 
aired on local Hong Kong television. It was part of the marketing 
strategy by the property developers, Sun Hung Kai, to introduce 
and sell their new gated community. Perhaps the most striking 
phrase was ‘living in America’, signifying just how much the prop-
erty developer intended Royal Palms to be a model or replica 
of the USA. Analysing the individual shots from this commercial 
reveals more about the intention. An image of a happy family 

38. Interview with Joe 
Lee, Monterey Drive, Palm 
Springs, Hong Kong (5th 
January 2020).
39. Interview with Patsy 
Lee, Monterey Drive, Palm 
Springs, Hong Kong (5th 
January 2020).
40. Sun Hung Kai Proper-
ties, Royal Palms television 
advertisement campaign, 
Hong Kong (1995).
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Figure 3.10 (Top) - 3.11 
(Bottom)
Screen captures taken from 
David Lynch’s Blue Velvet 
(1986), showing the care-
fully maintained lush green 
lawn. 

Figure 3.12
The Au family’s Mediterra-
nean Garden in the suburbs 
of Hong Kong. 
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growing tomatoes in a lush green garden reinforces Mark Wig-
ley’s argument in his essay, ‘The Electric Lawn’, that ‘the associa-
tion of the well-maintained lawn and the well maintained family 
is reinforced in all forms of advertisement of suburban life’.41

This generic image of suburbia is often depicted on American 
television and in Hollywood films, often focussing on a perfectly 
trimmed lawn. For instance, the opening scene of The Adventures 
of Ozzie and Harriet, which aired in the USA from 1952–66, 
began by panning from the front mailbox across the lawn to the 
façade of the perfect suburban home. Yet this stereotype was 
itself soon subverted. David Lynch’s Blue Velvet (1986) started 
with the camera descending from a view of the blue sky to a 
white picket fence with perfectly spaced roses behind. A man 
is shown watering the lawn but suddenly collapses onto the 
ground. The camera then focuses closer onto the lawn, zooming 
into lush green grass and eventually dark brown soil teeming with 
insects. As Wigley notes, this long fascination with the American 
lawn has mean that its ‘carefully tended layer of grass represents 
both the suburban ideal and its latent nightmare’.42 It was howev-
er the ideal that the developers were hoping to invoke by the use 
of a lush green lawn in the television commercial for Royal Palms, 
selling the image of the suburban lifestyle. 

‘For me, the reason for moving to Royal Palms was mainly to live this 
suburban lifestyle’, said Mr Steve Au, another resident that I inter-
viewed. ‘I had lived in Richmond in Greater London for fifteen years 
before moving back to Hong Kong to start my family. Since moving 
back to Hong Kong, we had lived in apartments on the Kowloon side. 
But I had always missed the idea of living in a house with a garden.’43 
I should confess that I was particularly fascinated by what Mr Au told 
me, since he happens to be my father. His view is that the possibility 
to live a California lifestyle did not have any effect on his decision to 
move to Royal Palms, as in fact he was dreaming of the English subur-
bia. Mrs Au (my mother) also mentioned that she is able to grow veg-
etables and herbs in her garden, which was a dream of hers simply to 
take her own produce from her garden to the dining table.44 

However, the dreams of the Au’s were further complicated, as can be 
seen in the photographs of their garden (Figure 3.11). Steve Au lat-
er decided to transform their ‘English garden’ into a ‘Mediterranean 
garden’ by removing the lawn and covering most of it with orange- or 
terracotta-coloured tiles. Only two small corners were reserved for 
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41. Mark Wigley, ‘The 
Electric Lawn’, in Georges 
Teyssot (ed), The American 
Lawn (New York, NY: Prince-
ton Architectural Press, 
1999), p. 156.
42. Ibid, p. 155.
43. Interview with Steve 
Au, Coronado Avenue, Royal 
Palms, Hong Kong (8th Jan-
uary 2020). 
44. Interview with Rebecca 
Au, Coronado Avenue, Royal 
Palms, Hong Kong (8th Jan-
uary 2020).
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existing trees and small hedges. According to Mr Au, ‘having grass 
in the backyard can be tedious as you always have to worry about 
mowing it. In a hot and humid climate like Hong Kong’s, the grass 
could also attract a lot of insects into the house as well.’45 Thus they 
opted for a Mediterranean-style garden where all the vegetables, 
herbs, plants and flowers could grow in pots instead.

3.4 GENERATING SOCIAL NETWORKS

Laura Vaughan proposes that the ‘suburbs are a part of a network of 
smaller and larger settlements that operate differently through space 
and time’, and as a consequence, ‘even more so than in the city, the 
opportunities for encounter, rest and play are vital to daily lives’.46 In 
this sense, Herbert Gans’ celebrated pioneering study of Levittown 
in 1967 already observed that social spaces was ‘a primary con-
cern … for example, the importance of community facilities … to help 
ameliorate feelings of isolation.’47 The importance of Gans’ research 
was thus to raise pertinent questions regarding the ethnography of 
suburbia and the connections between domestic spaces and local 
communities.

In the case of Royal Palms, it does appear that creating a social net-
work, and thus a physical sense of community, was an important fac-
tor affecting the design of the masterplan. Sun Hung Kei Developers 
even went to lengths to ensure that the residents would feel included in 
this community by insisting that homeowners could not buy into the de-
velopment without becoming a member of the Royal Palms residents’ 
association. The developers also ensured that homeowners need to 
abide by rules set out by the residents’ association via enforced cov-
enants dictating the colour of the external façades, the style of front 
doors or side garden gates, what kinds of extensions were permitted, 
how they should park their cars, and so on.

Although it can be argued that such methods may not necessarily cre-
ate a community in a genuine sociological sense, a look at the Royal 
Palms masterplan shows how the architect, Ma Kim See, intended so-
cial networks to be generated organically. Social network analysis is 
often applied to understanding a given community by mapping the 
relationships between people, but another useful kind of diagram 
shows the social nodes in spatial terms (Figure 3.14). This map indi-
cates where residents often gather in small groups to socialise or in-
teract with each other.

44. Interview with Steve Au.
45. Ibid.
46. Vaughan, Suburban 
Urbanities, p. 31.
47. Ibid, 23.
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Royal Palms, like any typical suburb, was designed to prioritise the car, 
but it is interesting to note that there are a lot of pedestrian pathways 
within the development. These suggest comparisons to the planned 
suburb of Radburn48 in New Jersey, started in 1929 but then a victim 
of the ‘Great Depression’, in which residents coming and going by car 
used the back of the dwellings and instead the fronts of the houses 
were linked by footpaths. Even though Radburn more or less gave up 
on that system long ago, its pedestrian network is still prominent and 
indeed fairly unique within suburbia. Similarly, in Royal Palms, there 
are many footpaths that connect the different streets, encouraging 
movement within this gated community. At times, the footpaths break 
into small playgrounds or parks for residents to use. These spaces 
have not only become social nodes for kids to play without their par-
ents having to worry but are also places for the elderly generation to 
congregate and socialise during the day. It is now worth mentioning 
the locations for some of these interactions.

Figure 3.13
Diagram of Radburn, USA 
showing the movement of 
people by walking versus 
driving.

48. Radburn is an unincor-
porated community located 
within Fair Lawn in Bergen 
County, New Jersey, USA, 
which closely followed the 
ideas of Ebenezer Howard’s 
Garden Cities.
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‘GOLD RUSH THEME PARK’
This ‘theme park’ is actually a 
series of small parks, connected 
by a path. There are spaces for 
children to play with playground 
equipments, as well as seating 
area for people to rest. 

CLUB MIRAGE
Social spaces include the 
clubhouse, which houses the 
gym, the swimming pool, a 
restaurant, other sports 
facilities, karaoke rooms, 
multipurpose rooms, children’s 
playground.

CLUB MIRAGE
Social spaces in the form of 
Mission Revival architecture. The 
shopping mall contains a super-
market, convenience store, restau-
rants, pet shop, retail stores. 
Mondays are gatherings for 
Japanese Shiba Inu owners; 
Thursdays are for Labrador 
owners; while weekends seem to 
be open to all breeds of dogs.

DOG PARK
Dog-owners can bring their dogs 
here in order for them to socialise 
and play with other dogs off-leash. 
Dog-owners often gather here in 
order to socialise, chat and discuss 
their beloved pets. 

Figure 3.14
Generating social networks 
in the gated suburban com-
munity of Royal Palms. 
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Figure 3.15
In the evening, after school 
ends, many children ride 
their bikes or play badmin-
ton on the streets, either 
with their families or other 
children on the street.

Figure 3.16
Club Mirace, which houses 
the gym, swimming pool, 
restaurant, other recrea-
tional facilities.
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3.5 THE SOCIAL FACILITIES OF ROYAL PALMS

Grandma Au goes on her walks every day at five in the afternoon, 
along with other grandmas on the estate: ‘I usually meet up with a 
couple of other grandmas, we all live on different streets, but we just 
do a gentle walk around the estate, eventually sitting at the park’, she 
explained to me. ‘It’s not as hot as during the day as the sun begins to 
set, so there is usually a gentle breeze.’49 She also told me that once a 
month she and her friends hold a lively mah-jong tournament.

Another key example of a social space within Royal Palms is the 
Mirace Clubhouse. This houses the gym, swimming pool, restaurant, 
other sports facilities, karaoke rooms, various multi-purpose rooms, 
and a children’s playground. All residents on the estate can sign up 
for a small annual fee to become a member of the clubhouse, and its 
facilities are well and regularly used.

Further down Royal Palm Boulevard is the Royal Palms Mall, a small 
complex consisting of no more than 20 boutique shops. It is open-air 
and thus more like an American strip-mall as opposed to a mega-mall 
with air-conditioning and internal walkways. Although the Royal 
Palms Mall may not be the most exciting place to shop, most residents 
go there simply to use the supermarket and one of the convenience 
outlets: there is a Chinese restaurant, a handful of tiny clothing bou-
tiques catering for the housewives of Royal Palms, an interior design 
company, a real estate company, a veterinary clinic and a hardware 
store.

As shown in the photograph (Figure 3.18), this mini-mall possesses 
a central open courtyard with a fountain. Its shops all have two en-
trances, one facing outwards towards the street and one inwards to 
the courtyard. The finish is of plaster painted in a beige tone to mimic 
adobe walls, while the surface of the courtyard is patterned with ter-
racotta tiles. Visually the most striking elements are the thick arches 
and the tall palm trees in the centre of the courtyard, creating again 
the feel of a strip-mall in a small California town. This is because, in 
keeping with the ‘California lifestyle’ of Royal Palms, the architect de-
ployed the Mission Revival architectural style here: a style, which in 
turn, was from the late-nineteenth century a replica of earlier Spanish 
missions in California with their courtyards, adobe walls, arches and 
clay-tile roofs.50

49. Interview with Joyce Au, 
Coronado Avenue, Royal 
Palms, Hong Kong (8th Jan-
uary 2020).
50. Roberto Lint Sagarena, 
‘Building California’s Past: 
Mission Revival Architecture 
and Regional Identity’, Jour-
nal of Urban History, 28/4: 
2002, p. 429.
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Figure 3.17
The Royal Palms Mall, a 
small complex consisting of 
no more than 20 boutique 
shops. It is open-air and 
thus more like an American 
strip-mall. 

Figure 3.18
The architect deployed the 
Mission Revival architectur-
al style here: a style origi-
nating from the late-nine-
teenth century, replicating 
earlier Spanish missions in 
California with their court-
yards, adobe walls, arches 
and clay-tile roofs.
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In the evenings there are groups of dog-owners who gather around 9 
pm in the courtyard of the Royal Palms Mall. Mondays are gatherings 
for Japanese Shiba Inu owners; Thursdays are for Labrador owners; 
while weekends seem to be open to all breeds of dogs. Owners usu-
ally stand around and chat, discussing their beloved pets, while the 
dogs are let off the leash and play around in the courtyard. The Lee’s 
have recently joined this social group, having adopted a Shiba Inu 
about a year ago. ‘It seemed a bit strange at first, but there was an-
other family that had a Shiba Inu down the road and they were the 
ones who told us about the weekly gatherings’, says Mr. Lee. ‘Now it 
seems our dog, Ah Bo, has more friends around the neighbourhood 
than we do!’51 It was probably never what the architect intended, but 
it does seem to work rather well as a social node for the dog-loving 
residents of Royal Palms.

51. Interview with Patsy Lee.
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Semi-detached house: 
The two families share 
a single parting wall in 
the middle.

NEIGHBOURING HOUSE: 
NUMBER 5

AU FAMILY HOUSE: 
NUMBER 7

The garage usually fits a maxi-
mum of two cars. Friends of the 
family can park an additional 
car horizontally during visits.

Position of the 
original ubiqui-
tous Jorolemon 
letterbox

Access to the back 
garden through the side 
gate, which is often 
locked. 

Two small concrete slabs 
intended for the installation 
of air-conditioning units. 
Many no longer relevant as 
newer air-conditioning 
units can be installed inside.

The skin of the building is 
tiled, this cannot be 
changed according to the 
Royal Palms resident’s 
association. 
The main colour palette is 
a beige tile, while the 
accent colour is either a 
dark pink or green tile 
depending on the house 
type. 

Roof terrace often 
used for hanging 
and drying laundry.

A key feature of 
House type J is the 
skylight over the 
double height living 
room space. 

Figure 4.1
Axonometric of House J
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THE EXTENSIONS
Originally the balcony to the 
bedroom, it has been convert-
ed into a small consetrvatory / 
study. Extensions are common 
in Royal Palms, often not even 
requiring planning permission. 

THE ROOF
Most residents have built 
structures on the roof in 
order to create more shad-
ing, others have permanent 
extensions in order to add 
another room / conservato-
ry to the house.  

THE POSTBOX
The postbox is one of the 
ways in which residents are 
allowed to customize to their 
own liking. 
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Figure 4.2 (Left)
Analysis of the facade of 
House type J.

The House

4 CONSTRUCTING THE ‘CALIFORNIA DREAM’

The previous chapter began to present a closer understanding of 
why residents are attracted to move to the gated community of Royal 
Palms. However, to understand more about the anatomy of this devel-
opment, it is crucial to examine how its inhabitants have responded 
to and adapted their individual dwellings. This chapter will therefore 
look at the domestic value systems – or perhaps more accurately, the 
conflict of value systems – among the residents of Royal Palms. 

4.1 THE FAÇADE

Walking down the streets in Royal Palms, the exterior style of every 
house looks nearly identical to each other as they use a similar colour 
and material palette (Figure 4.1). Light-beige tiles provide the main 
colour tone, coupled with some light-green or pink tiles depending on 
the specific house type. This is maintained by the restrictive covenants 
enforced by resident’s association:

‘no owner shall make alteration to the structure, installation 
or fixtures of his/her unit, nor alter the façade or external ap-
pearance. No owner shall erect or affix any signs, advertise-
ments, shades or other protections or structures whatsoever 
extending outside his/her unit.’ 52

It is interesting that the developers and homeowners of Royal Palms 
seem equally interested in preserving a strict sense of homogeneity in 
the houses to preserve the image of living a California lifestyle. Yet if 
one also looks a bit closer, there are elements of variation that reflect 
the ways in which residents have chosen to settle into their transplant-
ed home, even if the overall architectural style and exterior finishes 
need to remain consistent.

In most cases of these alterations, residents have changed the design 
of their house entrance or of their garage. The owner of one dwelling 
has opted insert a series of large metal cupboards on the façade (Fig-
ure 4.2), while their neighbours has selected a light coloured wooden 
finish instead (Figure 4.1). For many families living in this suburb, their 
garage, situated next to the front door, has been turned into a space 
for storage as well – usually for shoes and other small miscellaneous 
items. 

52. Royal Palms Owners’s 
Association Covenants 
(Hong Kong: Royal Palms 
Owner’s Association, 1995).
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Figure 4.3
1st Floor Plan

Figure 4.4
Ground Floor Plan
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Roof Plan

Figure 4.6
2nd Floor Plan
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Like many families in 
the suburbs of Royal 
Palms, the Lee’s have 
built a dog house in the 
garden for their Japa-
nese Shiba Inu, Ah Bo. 

Timber fence 
slats added onto 
existing garden 
wall in order to 
increase privacy. 

The Au’s have opted for a 
‘Mediterranean garden’ 
by removing the lawn 
and covering most of it 
with orange- or terra-
cotta-coloured tiles.

Glass roof pergola 
that covers the side 
entrance to the 
living room. This 
space is often used 
as storage space.

Many residents often 
choose to build exten-
sions in order to acco-
modate their growing 
families or their kids 
growing older.

The Mok’s have built 
a small extension for 
their cats to live in.

The glass pergola on 
the roof terrace 
provides protection 
from the rain. There-
fore residents can still 
hang and dry their 
laundry if it is raining 
outside.  
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Figure 4.7 (Left)
Axonometric drawing of the 
backyard and the exten-
sions in the semi-detached 
house.

4.2 THE EXTENSIONS

Critics of suburbia often associate it with homogenous architecture 
and a homogenous society. In Royal Palms, it can be argued that 
its buildings do share certain common characteristics because of 
the rules of the residents’ association. Yet again, however, it is now 
common to find that homeowners have inserted small extensions to 
increase the amount of interior space.

Most of these extensions in Royal Palms can be classified as illegal 
since they do not have official planning permission. It seems curious 
that residents are not allowed to alter the exterior colour of their dwell-
ing but there is then a grey area when it comes to extensions. Exten-
sions are hence widespread, whether onto the roof, balcony or front 
garage. Indeed, the majority of homeowners have decided to convert 
their balconies into study rooms adjoining bedrooms. However, all of 
these extensions are in the form of a conservatory or sunroom, with 
glazed walls. The loophole in the regulations for Royal Palms is that if 
a structure is made from glass, then it is categorized as temporary and 
thus does not require planning permission.

The Mok’s moved to Royal Palms in 2010, just a couple of months 
before the Au’s moved in. Both families bought a place in the suburbs 
in search of a more relaxed environment in which their children could 
grow up. 

‘My eldest son had just turned 15 and my youngest son was 
9’, said Mr Mok. ‘We originally lived in the Mid-Levels on 
Hong Kong Island, but I wanted my kids to have the same up-
bringing that I did. Since we’ve moved here, my kids grew up 
riding their bikes on the streets to their neighbouring friend’s 
house. We didn’t really have to worry about their safety. If we 
had stayed in the bustling city, their upbringing would have 
been completely different.’53

The Mok’s are one of those families who decided to turn all of the 
balcony space in their house (House Type P) into interior rooms. ‘Our 
eldest son was growing up and turning 18 and with two boys under 
one roof, we definitely needed more space’, noted Mrs Mok. So they 
extended their family room out to incorporate the balcony, converting 
this space into a bedroom for their eldest son. 54

53. Interview with Kevin 
Mok, Pasadena Avenue, 
Royal Palms, Hong Kong 
(4th January 2020).
54. Interview with Diane 
Mok, Pasadena Avenue, 
Royal Palms, Hong Kong 
(4th January 2020).
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LIVING ROOM

MEZZANINE DINING

ROOM

KITCHEN

BEDROOM 1

MASTER 

BEDROOM

ROOF T
ERRACE

GARAGE

GARDEN

BDRM 2

WALK-IN
BATHROOM

W.C.

Roof skylight allows 
in more light into 
the double height 
living space. 

Balcony transformed 
into a study space 
that is connected to 
Bedroom 1

The loophole in the regula-
tions for Royal Palms is that 
if a structure is made from 
glass, then it is considered a 
temporary structure, thus 
it does not require planning 
permission.

Many residents often 
build a conservatory on 
the rooftop in order to 
create more space. Many 
use it as a family room, 
hobby room or an addi-
tional bedroom.

Mezzanine dining 
room allows residents 
to look down into the 
living room space. 
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The original two small bedrooms were then made into one large 
bedroom for their younger son. They also built a conservatory on the 
rooftop and intend to move the family room up there. There is howev-
er a slight delay in doing so. ‘The main problem is we need to add 
air-conditioning in there because it gets boiling hot during the day’,55 
confessed Mr Mok. This enforced use of glass to avoid the planning 
regulations is thus perhaps counter-productive: building a conserv-
atory or sunroom in Hong Kong may be unsuitable as the climate 
turns it into a hot greenhouse. Nevertheless, the flexibility of the orig-
inal floorplan enables residents to adapt to the needs of their grow-
ing families. Mrs Mok even hopes that one day, after their sons go 
abroad to university, they will eventually return home and want to start 
families in this house.

The House
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55. Interview with Kevin 
Mok.

Figure 4.8 (Left)
Axonometric section of the 
house demonstrating the 
interior spaces and the spa-
cial qualities. 
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Figure 4.9 (Left) - 4.11 
(Right top to bottom)
The classic Jorolemon 
mailbox. This tunnel-style 
mailbox was ubiquitous 
in suburban America and 
transplanted into the sub-
urbs of Hong Kong.

Figure 4.12
A selection of example mail-
boxes that residents have 
decided to customize.
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4.3 THE LETTERBOX

Prior to moving to Royal Palms, and like most families in Hong Kong, 
we had lived in an apartment building. It is typical of Hong Kong 
apartment blocks to have a security guard stationed in the foyer along 
with multi-occupancy mailboxes that look like pigeon-holes. Each 
box has the flat number on it, and only that household has the key. 
Moving to the suburbs, I remember that the idea of having our own 
letterbox fascinated me. Our letterbox in Royal Palms was a steel box 
with an arched top creating a sort of tunnel shape. It was painted matt 
white and even had the words ‘US MAIL’ in capital letters pressed into 
the sheet metal.

This was the classic Jorolemon mailbox. Designed in 1915, not only 
did it become the universal image of postal delivery, it is also a classic 
symbol of USA suburbia. The light-gauge painted steel required only 
a minimal amount of screws and nuts. It also had a metal flag on the 
side that can be rotated to indicate the arrival of mail. Between 1915 
and 1978, this tunnel-style mailbox was ubiquitous in suburban Amer-
ica, usually located on the front lawn with the white mailbox standing 
out from the lush green grass.56

In Royal Palms, however, the letterboxes serve as a means for resi-
dents to personalise their house to their own liking. Although originally 
the masterplan mandated all letterboxes to be of the Jorolemon style, 
now this is no longer the case. Some homeowners have decided to 
paint their original mailboxes in different colours, while others have 
opted for a wall-mounted type.

I even came across a traditional Hong Kong letterbox made from 
sheet metal. Once handmade by local craftsman, these metallic mail-
boxes are remnants of old Hong Kong, once found on every residen-
tial building in the city. Each household were expected to purchase 
their own mailbox, write their apartment number on it, and hang it 
in the ground floor entrance space. But as a result of the city’s rapid 
development after the Second World War, and a lack of skilled met-
alworkers, those old-style letterboxes are destined soon to become a 
thing of the past. 

56. James H. Bruns, ‘Soap 
Boxes Won’t Do’, EnRoute, 
5/3: 1996. Available at: 
https://web.archive.org/
web/20030528200109/
http://www.postalmuseum.
si.edu/resources/6a2m_
soapboxes.html
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Figure 4.13
View from the roof of the 
Lee’s house overlooking the 
remaining walled village of 
Wo Shang Wai.

Figure 4.14
The layering of this image 
shows the village of Wo 
Shang Wai in the fore-
ground, the bright lights 
of Shenzhen in the back-
ground as well as the sub-
urban houses in Royal Palms 
on the right.
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4.4 THE ROOF

When investigating Royal Palms, I realised most of my observations 
were either at street level or inside dwellings. To view this ‘California 
Dream’ from a different angle, I began to wonder what it looked like 
at a higher level. Climbing up four flights of stairs to the flat rooftop of 
our house, there are two doors opening onto two separate areas of 
roof for this particular house-type (Type J). To one side, the roof is now 
occupied by a small roof extension that acts as a small guestroom; 
the other roof area is however still accessible. Unlike most Western 
suburban houses, where the roof is usually a forgotten space, here all 
rooftops are tiled and have adequate railing. It implies that perhaps 
the architect intended for the roofs to be used for sunbathing or small 
gatherings.

Yet when I went up to our rooftop, I was fascinated to find a very 
common scene in South-East Asia: hanging laundry. Lines of clothing 
and sheets only left a few glimpses of the surrounding mountainous 
landscape of Yuen Long. The roof tiles had absorbed the heat from 
the scorching sun, making the space even hotter and thus better for 
drying. Owning a tumble dryer in Hong Kong is uncommon. Not only 
are they considered costly to buy and maintain, they also require a 
lot of energy. Therefore, drying clothes in the outside air is more ap-
propriate for the hot summer climate. Even during winter, Hong Kong 
rooftops provide perfect places to hang clothes as there is often a 
gentle breeze. Hence most families in Royal Palms tend to use their 
roof space for drying clothes rather than for sunbathing. In addition, 
some households have even erected pergolas or tents to give more 
protection from the sun and rain.

The atmosphere on these roofs at night is in complete juxtaposition to 
daytime. The tiles have cooled down now and there is normally a light 
breeze. All the laundry has been taken down by then, revealing the 
mountainous landscape and a very bright night sky. In the distance, 
the sky is lit up by neon signs and lights from skyscrapers – not from 
Hong Kong but rather from Shenzhen. Only a few kilometres away 
is the border to mainland China and arguably the largest industrial 
concentration anywhere on earth, the Pearl River Delta. It is also a 
very apt reminder for the residents of Royal Palms that their dream of 
a California lifestyle is ‘accompanied by a sense of imminence of its 
disappearance’.57

57. Ackbar Abbas, Hong 
Kong: Culture and Politics of 
Disappearance (Minneapo-
lis/Saint Paul, MN: Universi-
ty of Minnesota, 1997), p. 71.
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The Political Dimension

5 THE POLITICAL DIMENSION

The reality is that there is no way to predict the future of Royal Palms 
or even Hong Kong: neither history, nor the observations made in this 
thesis, provides much basis for any speculation. What indeed are the 
implications for the future of suburban Hong Kong? 

5.1 ‘GENERATION HK’

Ben Bland, a Financial Times journalist wrote in his book, Generation 
HK, ‘the semi-autonomy granted to Hong Kong in 1997 was always 
a messy compromise, designed to ensure effective Chinese control 
without completely alienating the local population’.58 Referring to the 
‘One Country, Two Systems’ policy adopted in Hong Kong after the 
handover, Bland describes city as as a ‘polished apple rotting from 
within’ – superficially prosperous but with many troubles underneath 
the surface.59

Political events in Hong Kong have moved at a very fast rate, espe-
cially over the past few years. Will Beijing permit Hong Kong, and 
by extension the rest of China, to become more open? Or will Hong 
Kong be forced to converge and eventually become just another city 
in China? As we approach 2047, the year when the guarantee ex-
pires about ‘50 years no change’ to Hong Kong’s rights and free-
doms, what will be left of the city’s autonomy?

‘The Umbrella Movement of 2014 was the crucible in which these 
questions were tested’, notes one commentator.60 It blossomed out 
of Hong Kong people’s desire for universal suffrage, with scores of 
protestors taking to the streets for 79 days to voice demands for po-
litical reforms by blockading and occupying streets and highways. 
Most recently, the series of protests triggered by the introduction of an 
unpopular extradition bill ‘tore apart and remade the fabric of Hong 
Kong’s urban landscape’.61 Nonetheless, the reasons for social unrest 
relate more widely to ongoing concerns about democratic rights and 
social repression, rather than being about a single trigger.

For many young people today – Bland refers to them as ‘Generation 
HK’ – being a Hong Konger is different from being Chinese. ‘The 
Hong Kong person is now a bird of a different feather’, neither British 
nor Chinese.62 A long-running public opinion poll by the University of 
Hong Kong indicates that only 11% of interviewees identified them-
selves as Chinese.(Figure 5.1)63 The remaining 89% saw themselves 
as ‘Hong Konger’, or ‘Hong Kongers in China’, or ‘Chinese in Hong 
Kong’. When asked if they were proud to be a national citizen of Chi-

58. Ben Bland, ‘Generation 
HK’: Seeking Identity in Chi-
na’s Shadow (Sydney: Pen-
guin Group Australia, 2017), 
p. 121.
59. Ibid, p. 20.
60. Antony Dapiran, City of 
Protest: A Recent History of 
Dissent in Hong Kong (Pen-
guin Group Australia, 2017), 
p. 6.
61. Ibid, p. 7.
62. Abbas, Hong Kong, p. 2.
63. Hong Kong University 
Public Opinion Program 
(HKUPOP), People’s Ethnic 
Identity (Hong Kong: Uni-
versity of Hong Kong, 2019).
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Figure 5.1
Graph from the Hong Kong 
University Public Opinion 
Programme indicating the 
increase in Hong Kong peo-
ple, especially youngsters, 
identifying themselves as 
‘Hong Kongers’ rather than 
‘Chinese.’

Figure 5.2
‘The Umbrella Movement 
of 2014 was the crucible in 
which these questions were 
tested.’

Figure 5.3
An influx of mainlanders 
who flood to local shops in 
Yuen Long and other border 
towns in the New Territories 
to buy up large quantities 
of goods like medicine and 
milk powders.
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na, 71% of them answered ‘no’ and only 27% answered ‘yes’. An as-
tonishing 90% of those who said ‘no’ were aged from 18–29 years.64

As a result of these pressing issues, the city is now divided between 
yellow ribbons (pro-Umbrella Movement) and blue ribbons (pro-es-
tablishment and pro-police). Less common are red ribbons symbol-
ising Chinese nationalism, or green ribbons who choose to remain 
impartial.65 Hong Kong society is now more divided than ever, with 
these different colours diametrically opposed to each other. Polarised 
attitudes and cracks are so deep that they even reveal themselves 
within individual families: ‘The fabric of the place is unravelling – at-
titudes are hardening between the demonstrators and the police, be-
tween mainlanders and Hong Kongers and even down the middle of 
families.’66 

5.2 THE EFFECT ON ROYAL PALMS

 The growing tensions between China and ‘Generation HK’ raises cru-
cial questions also for the residents of Royal Palms. How do the sub-
urbs fit into this discourse? Of primary importance is the geographical 
proximity between Royal Palms and the mainland border. Shenzhen’s 
and Guangzhou’s economies are quickly catching up with Hong 
Kong. One speculation could be that the suburban community of Roy-
al Palms will become a satellite to Shenzhen instead, with an increas-
ing number of residents commuting to the latter every day rather than 
to Central Hong Kong.

There are further complications. The overall economic balance be-
tween mainland China and Hong Kong has shifted dramatically since 
1997, resulting in an influx of mainlanders who flood to local shops 
in Yuen Long and other border towns in the New Territories to buy up 
large quantities of goods like medicine and milk powders, because 
they mistrust shopkeepers in the mainland. This has forced prices up 
locally, squeezing out small businesses in the process. Subsequently, 
sentiments such as ‘Hong Kong is not China’ are being openly voiced 
now in this border zone.

Within the walls of Royal Palms, the residents at times seem to be re-
moved not just spatially but also from everyday life in the rest of Hong 
Kong. Neighbourhood children play together regardless, the Shiba 
Inu owners club takes place every Monday, and the grandmothers 
continue with their weekly mah-jong game. Yet it would be misguided 
to assume Royal Palms residents are completely unaware of Hong 

64. Ibid.
65. Lizzie Dearden, ‘Hong 
Kong Protests: A Guide 
to Yellow Ribbons, Blue 
Ribbons And All The Oth-
er Colours’, The Inde-
pendent Online, 5th Oc-
tober 2014. Available at: 
https://www.independent.
co.uk/news/world/asia/
hong-kong-protests-a-
guide-to-yellow-ribbons-
blue-ribbons-and-all-the-
other-colours-9775324.
html
66. Paul Adams, ‘The Identi-
ty Crisis Behind Hong Kong’s 
Protests’, BBC News On-
line, 19th November 2020. 
Available at: https://www.
bbc.co.uk/news/av/world-
a s i a - c h i n a - 5 0 4 6 6 0 41/
hong-kong-protests-a-city-
s-identity-crisis
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Kong’s dilemma. Since the start of the 2019-2020 protests, tensions 
have been trickling into Royal Palms as well. Although one cannot 
tell precisely the proportion of yellow ribbons to blue ribbons within 
Royal Palms, simply by talking to residents on our street (Coronado 
Avenue) it would seem that the majority are yellow ribbons. While on 
the surface neighbours appear still to greet each other on the streets, 
the barbeque parties and other gatherings are dwindling. The new 
family that moved in at the end of Coronado Avenue was not greet-
ed with the same warm welcome as we experienced a decade ago. 
Perhaps this is a sign of residents being extra careful not to increase 
tension and trying to avoid confrontation. Nonetheless, it appears that 
the sense of community is diminished. The core values for homeowners 
have shifted, now tending to isolate themselves in their homes rather 
than constructing networks of relationships.
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Conclusion

6 CONCLUSION

Although suburbs have been trapped by a legacy of aesthetic dis-
taste, frequently patronised and despised, this thesis has offered an 
alternative understanding of suburbia by looking at the case of Royal 
Palms. The aim was to destroy the myth of the suburbs being ‘devoid of 
cultural and aesthetic value’.67 Instead, the proliferation of gated com-
munities in Yuen Long has contributed to an influx of younger families, 
helping thereby to ‘ameliorate the severe deprivation, overcrowding 
and disease of the inner city’.68 And the increasing population in the 
suburbs pushed Hong Kong’s government into improving the public 
transport infrastructure for the whole territory. 

‘Criticism of the suburb by architects, environmentalists and other writ-
ers have been sustained over many decades’, as Oliver writes, and 
there are justifiable reasons for doing so.69 There is no question that 
agricultural land in Yuen Long was consumed, with little consideration 
of the desires of its existing villagers. One result in the small village 
of Wo Shang Wai that remains trapped within the California-themed 
gated communities of Palm Springs and Royal Palms. And once built, 
the architecture of Royal Palms is obviously removed from that of its 
surroundings, preferring instead snaking rows of semi-detached US-
style dwellings. If one casts a critical eye, then the sense of community 
once was strong within the walls of this gated community, now, due 
to the current political situation in Hong Kong, this is no longer the 
case. It could be argued that Royal Palms is now exactly as those who 
warned that a suburb would be ‘isolating…with no sense of communi-
ty … its occupants would withdraw into individualism’.70

However, there are also positive values to Hong Kong suburbs like 
Royal Palms. After all, Robert Venturi claimed that it was through the 
domestic house ‘that residents use to communicate with others about 
themselves’. This is undoubtedly reflected by the way that the Royal 
Palms homeowners have appropriated their houses. Whether it is the 
sight of laundry on the rooftops or the refurbishment of a garage in a 
South-East Asian style, residents have mutated the ‘California Dream’ 
into a new globally hybridised form, mixing in local motifs with those 
of the West. For the residents that I interviewed, Royal Palms is far 
more than a simple transplantation of American values. It represents 
a threshold between Western countries and South-East Asia, an em-
bodiment of the aspirations and dreams of many middle-class families 
in Hong Kong.

67. Robert Webster, Ex-
panding Suburbia: Review-
ing Suburban Narratives 
(New York, NY: Berghahn 
Books, 2000), p. 2.
68. Vaughan, Suburban Ur-
banities, p. 4.
69. Oliver, Davis and Bent-
ley, Dunroamin, p. 201.
70. Ibid, p. 202.
71. Robert Venturi, as quot-
ed in ibid, p. 196.
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6

Yet the conflicts, protests and contradictions facing this major global 
city have crystallised feelings amongst its people, with many believing 
that their homes need to be protected. The clock is ticking down to 
2047, when the ‘One Country, Two Systems’ policy ends. The struggle 
to define what it means to be Hong Konger intensifies, and in those 
discussions the ideas and values of the suburban population living in 
places like Royal Palms need also to be factored into the equation.
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Figure 6.1
Palm Springs Plaza and Roy-
al Palms Mall consisting of 
no more than 20 boutique 
shops and restaurants. Word Count: 9732
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Appendix

8 APPENDIX

A
House type A

Garage (2 cars)

Living Room

Dining Room

Kitchen

3 Bedroom

2 Bathroom + 1 Toilet

Ground Floor

Garage

Living Room

Garden

Dining Room

Bedroom 1 Bedroom 2

Masterbedroom

Kitchen

Kitchen

Store Room

W.C.

First Floor

Type A1

Second Floor

Property Data

Area (Saleable): 1,372 sq. ft.

Area (Gross): 2,021 sq. ft.

Transaction History (HKD):

(2018) $ 15.0 M

(2005) $ 6.2M

[Information taken from Midland reality]

The following are a selection of floor plans of the different house types in the 
suburban gated community of Royal Palms.
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B
House type B

Garage (2 cars)

Living Room

Dining Room

Kitchen

3 Bedroom

2 Bathroom + 1 Toilet

Property Data

Area (Saleable): 1,380 sq. ft.

Area (Gross): 2,014 sq. ft.

Transaction History (HKD):

(2018) $ 15.0 M

[Information taken from Midland reality]

Ground Floor

First Floor

Second Floor

Appendix

8
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C
House type C

Garage (2 cars)

Living Room

Dining Room

Kitchen

3 Bedroom

2 Bathroom

Store Room

Property Data

Area (Saleable): 1,016 sq. ft.

Area (Gross): 1,463 sq. ft.

Transaction History (HKD):

(2018) $ 10.5 M

[Information taken from Midland reality]

Ground Floor First Floor

Second Floor

Garage

Living Room

Bedroom 1

Bathroom 1

Dining Room
Kitchen

Store Room

Garden

Bedroom 2

Master bedroom
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D
House type D

Garage (2 cars)

Living Room

Dining Room

Kitchen

3 Bedroom

2 Bathroom

Store Room

Property Data

Area (Saleable): 1,017 sq. ft.

Area (Gross): 1,442 sq. ft.

Transaction History (HKD):

(2016) $ 8.8 M

[Information taken from Midland reality]

Ground Floor First Floor

Second Floor

Garage

Dining Room

Living Room

Bedroom 1

Master Bedroom

Kitchen

Store Room

Garden

Bedroom 2

Bedroom 2 Master Bedroom
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Ground Floor First Floor

Second Floor

Garage

Living Room

Dining Room

Bedroom 2

Family Room

Master Bedroom

Bedroom 1

Balcony

Kitchen

Store 
Room

W.C.

G
House type G

Garage (2 cars)

Living Room

Dining Room

Kitchen

3 Bedroom

2 Bathroom + 1 Toilet

Store Room

Family Room

Property Data

Area (Saleable): 1,713 sq. ft.

Area (Gross): 2,471 sq. ft.

Transaction History (HKD):

(2019) $ 20.7 M

[Information taken from Midland reality]
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H
House type H

Garage (2 cars)

Living Room

Dining Room

Kitchen

3 Bedroom

2 Bathroom + 1 Toilet

Store Room

Property Data

Area (Saleable): 1,539 sq. ft.

Area (Gross): 2,183 sq. ft.

Transaction History (HKD):

(2015) $ 14.8 M

[Information taken from Midland reality]

Ground Floor First Floor

Second Floor

Garage

Dining Room

Kitchen

Store
Room

W.C.

Garden

Living Room

Master Bedroom

Family Room

Bedroom 1

Bedroom 2
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J
House type J

Garage (2 cars)

Living Room

Dining Room

Kitchen

3 Bedroom

2 Bathroom + 1 Toilet

Property Data

Area (Saleable): 1,495 sq. ft.

Area (Gross): 2,044 sq. ft.

Transaction History (HKD):

(2018) $ 16.8 M

[Information taken from Midland reality]

Ground Floor First Floor

Second Floor

Garage

Living Room

Dining Room

Bedroom 1

Kitchen

Bathroom 1

Balcony

Store Room W.C.

Bedroom 2

Master Bedroom

Walk-in

Balcony

Balcony

Garden

Appendix

8
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L
House type L

Garage (2 cars)

Living Room

Dining Room

Kitchen

3 Bedroom

2 Bathroom + 1 Toilet

Store Room

Family Room

Property Data

Area (Saleable): 1,347 sq. ft.

Area (Gross): 1,965 sq. ft.

Transaction History (HKD):

(2018) $ 15.8 M

[Information taken from Midland reality]

Ground Floor First Floor

Second Floor

Garage

Living Room

W.C.

Dining Room

Bedroom 2

Family Room

Master Bedroom

Bedroom 1

Balcony

Kitchen

Store 
Room
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M
House type M

Garage (2 cars)

Living Room

Dining Room

Kitchen

3 Bedroom

2 Bathroom + 1 Toilet

Store Room

Family Room

Property Data

Area (Saleable): 1,389 sq. ft.

Area (Gross): 1,958 sq. ft.

Transaction History (HKD):

(2015) $ 14.8 M

[Information taken from Midland reality]

Ground Floor First Floor

Second Floor

Garage

Dining Room

W.C.

Kitchen

Store
Room

Living Room

Master Bedroom

Family Room

Bedroom 1

Bedroom 2
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P
House type P

Garage (2 cars)

Living Room

Dining Room

Kitchen

3 Bedroom

2 Bathroom + 1 Toilet

Store Room

Property Data

Area (Saleable): 1,539 sq. ft.

Area (Gross): 2,183 sq. ft.

Transaction History (HKD):

(2015) $ 14.8 M

[Information taken from Midland reality]

Ground Floor First Floor

Second Floor

Garage

Dining Room

Living Room

Master Bedroom

Bedroom 2

Bedroom 1

Kitchen

Store
Room

W.C.

Garden
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