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Objection to Waiting Restrictions on Armley Ridge Road, Leeds
Infinity Dental Clinic
Highways Statement

Bryan G Hall have been appointed by the Infinity Dental Clinic to prepare an
objection to a proposal for waiting restrictions in the vicinity of the Infinity Dental
Clinic, 97 Armley Ridge Road, Leeds.

The Clinic is located on Armley Ridge Road and has a frontage onto Armley Ridge
Road to the north-east, Halliday Avenue to the south-east, a residential property to
the south-west and is bound by an existing ginnel to the north-west.

A location plan is attached at Appendix BGH1 which shows the Clinic in relation to
the surrounding area.

Leeds City Council have advised the Infinity Dental Clinic of their proposals to
introduce No Waiting At Any Time (NWAAT) waiting restrictions on Armley Ridge
Road in the vicinity of the Clinic. The extent of these proposed restrictions is shown
on the plan at Appendix BGH2.

It is considered that the proposed waiting restrictions are unnecessary, and they
cannot be justified from a traffic or road safety point of view. The proposed waiting
restrictions would have a significant and detrimental impact on the Clinic.

It will be shown that the existing parking arrangements in the vicinity of the Clinic
are operating safely and satisfactorily. Also, it will be demonstrated that there is
sufficient car parking within the curtilage of the Clinic and on the roads in the
surrounding area to accommodate car parking demand without any detriment to
local residents or businesses.

Following this introduction, this report is set out as follows:

Section 2.0 — The Existing Highway Network: This section will describe the setting

of the Clinic, the local highway network, its function and road safety record and will
also consider access to the site by non car means;
Section 3.0 — Surveys: This section will analyse the data from 2023 surveys which

have been undertaken to establish the existing car parking demand in the vicinity
of the Clinic;
Section 4.0 — The Proposals and the Objection: This section describes the proposals

set out by Leeds County Council and details the objections to the proposals; and
Section 5.0 — Summary and Conclusions: This section summarises the work done

and presents the conclusions drawn from the analysis contained within the report.
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Objection to Waiting Restrictions on Armley Ridge Road, Leeds
Infinity Dental Clinic
Highways Statement

This report concludes that there are no parking issues associated with the location
of the Clinic and hence there is no need to introduce any additional waiting
restrictions. Indeed, if such restrictions were to be introduced, they would have a
serious detrimental impact on patients visiting or leaving the Clinic. The report also
addresses some revised proposals which have been put forward by Leeds City
Council which are still considered to be unacceptable to the Clinic.
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The Clinic is located on Armley Ridge Road, approximately 70 metres to the south-
east of its staggered crossroads junction with A647 Stanningley Road. A647
Stanningley Road provides a connection between Bradford, Stanningley and Leeds
city centre via Armley.

The Clinic fronts onto Armley Ridge Road to the north-east and onto Halliday
Avenue to the south-east. The remaining sides of the site are bordered by a
residential property to the south-west and an existing ginnel to the north-west.

Directly outside the Clinic on Armley Ridge Road, the carriageway is 8.7 metres wide
with footways which are 2 metres wide to both sides. The carriageway is
sufficiently wide to allow a car to be parked on street outside the Clinic whilst two
cars pass in opposite directions. There is space for three cars to park outside the
Clinic without blocking through traffic.

On the south-west side of Armley Ridge Road, there are double yellow lines which
run from the northern side of the ginnel to the junction with the A647 Stanningley
Road.

On the opposite side of Armley Ridge Road to the Clinic, on the section between
the A647 Stanningley Road and Halliday Avenue, there are double yellow lines and
a bus stop cage which is also marked out in yellow.

Armley Ridge Close is a small cul-de-sac forming part of a 20 mph zone. Parking on
Armley Ridge Close is restricted to use by permit holders only.

Park Street is opposite the Clinic and accessed from Armley Ridge Road. Park Street
meets A647 Stanningley Road to the north. There are no parking restrictions in
place on Park Street and it forms part of the 20 mph zone.

Halliday Avenue is a residential access road which runs along the south-east side of
the Clinic. It has a carriageway width of 7.6 metres and has footways of 1.9 metres
to both sides. It also forms part of the 20 mph speed limit zone. Halliday Avenue
slopes gently down to Armley Ridge Road. There are no parking restrictions in place
on Halliday Avenue.

HALL 3



2.9

2.10

2.11

2.12

2.13

2.14

2.15

2.16

2.17

BRYAN

21-104-004.01

Objection to Waiting Restrictions on Armley Ridge Road, Leeds
Infinity Dental Clinic
Highways Statement

Halliday Avenue forms a circular route with Halliday Road and Halliday Mount.
Halliday Mount forms a junction with Armley Ridge Road some 50 metres to the
east of Halliday Avenue.

There are no signification issues or problems with the existing geometric layout of
the roads in the vicinity of the Clinic.

The Clinic operates with a total of 25 staff. There is a staff rotation system which
limits the numbers of staff on site in the building at one time. Staff generally work
a 32 hour week and are generally on site for 4 days a week.

The Clinic is open from Monday to Friday from 08:30am to 17:30pm, except on
Tuesdays when it is open until 7pm. The Clinic does not open on a weekend and
closes for lunch from 1pm until 2pm on a weekday.

The majority of patients visiting the Clinic undergo advanced surgical procedures
and therefore need to be dropped off and picked up, ideally by family, friends or
also by a taxi or Uber. This drop off and pick up presently operates on the frontage
of the Clinic on Armley Ridge Road. A ramp arrangement has been recently installed
at the front of the Clinic to assist the frail and elderly to enter or leave the Clinic.
This is also used by the able bodied who have just had a procedure and will benefit
from using the ramp.

In a typical dental practice, appointments may be between 10 and 15 minutes long.
However, each appointment at the Infinity Dental Clinic is several hours long. There
are therefore less peaks in demand for car parking between ‘change-overs’ as the
‘change-overs’ occurs much less frequently.

The Clinic has good connections on foot and by cycle to Stanningley and Armley.

The Practice is well served by public transport. There is an eastbound bus stop
located opposite the Clinic on Armley Ridge Road which is served by the No 86 bus
in the direction of Middleton and Rodley, with an approximate frequency of one
bus per hour.

Additional bus stops are located on both sides of A647 Stanningley Road at the
junction with Armley Ridge Road. These can be accessed using the footways along
Armley Ridge Road. These bus stops are served by a wide variety of different
services which operate between Leeds, Bradford and Pudsey with an approximate
frequency of 6-8 services per hour in each direction.
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Staff and patients are encouraged to visit the Clinic by public transport. Information
is provided in the ‘Contact Us’ section of the Clinic website explaining how patients
can access the site via public transport, thus reducing the need to travel by car. The
information currently provided can be accessed via the link below:

https://infinitydentalclinic.co.uk/contact-us/

In addition, on-site cycle parking facilities are provided which are available for use
by both staff and patients. A garage storage facility is also provided for staff.

There are clearly therefore measures in place which encourage sustainable travel.
These measures help staff and clients to travel in a sustainable manner and
therefore reduce car use and associated car parking in the vicinity of the Clinic.

The record of personal injury collisions (PICs) shows the PIC’s which have occurred
in the vicinity of the site. These have been obtained from CrashMap for the most
recent 5 year period available, between 2017 and 2021. This is the best data which
is available, given the limited time that is available for representations in relation
to the proposed waiting restrictions. The CrashMap data is attached at Appendix
BGH3 and the extent of the assessment is shown by a red line.

No collisions have occurred within the study area.

This demonstrates that the existing road network, including all the local junctions,
are operating safely at present and there are no existing road safety issues in the
vicinity of the Clinic associated with on street parking.

HALL 5
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Parking beat surveys have been carried out to establish the existing frequency of
car parking in the vicinity of the Clinic.

Parking beat surveys were commissioned by Bryan G Hall and carried out by an
independent survey company on the local roads in the vicinity of the site on
Monday 16 October 2023. A plan showing the location of the surveys is attached
at Appendix BGH4 and the results are attached at Appendix BGH5.

The surveys recorded the number of parking spaces which were occupied at 09:00,
11:00, 14:00 and 16:00. Photos of on street conditions during these time periods in
the three locations of Armley Ridge Road, Park Street and Halliday Avenue are
attached at Appendix BGH6. The survey company reported that the only parking
location from which they saw patients use the Clinic was the south-west side of
Armley Ridge Road, along the site frontage, and on Park Street. This demonstrates
how essential parking on Armley Ridge Road is for patients attending the Clinic.
Restricting parking on Armley Ridge Road would therefore displace parking onto
residential streets nearby such as Halliday Avenue.

Table 3.1 shows the on-street parking capacity along the lengths of road surveyed,
the average number of vehicles parked on each surveyed link, and the maximum
number of vehicles parked on each surveyed link during the surveys.

Capacity Average Maximum
Armley Ridge Road 21 7 (35%) 10 (48%)
Park Street 10 3(28%) 3 (30%)
Halliday Avenue 24 12 (49%) 13 (54%)

The parking beat surveys demonstrate that the roads within the study area in the
vicinity of the Clinic readily provide sufficient capacity to accommodate existing
demand for on street parking. This is also supported by the photographs at
Appendix BGH6.
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Furthermore, the short length of Armley Ridge Road in front of the Clinic was
occupied by one vehicle at 9am, by three vehicles at 11am and 2pm and by one
vehicle at 4pm. This demonstrates that there is existing demand for parking in front
of the Clinic on Armley Ridge Road. It also illustrates that this area is used by
patients as the number of cars parked tapers off at 4pm to one vehicle towards the
end of the working day. There were no problems associated with parking on Armley
Ridge Road and no drivers were observed encroaching on to the existing double
yellow lines.

It is clear from site visits and survey results that if the three parking spaces on the
frontage to the Clinic were to be removed, it will result in patients parking on
residential streets such as Halliday Avenue or further afield on Armley Ridge Road.
It would result in patients having to walk a greater distance between the Clinic and
parking spaces which will be located more distance from the Clinic.

HALL 7
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The proposals put forward by Leeds City Council are for NWAAT waiting restrictions
on the corner radii of Halliday Avenue at the Halliday Avenue/Armley Ridge Road
junction and for proposed disabled bays and further NWAAT restrictions on Armley
Ridge Road along the frontage of the Infinity Dental Clinic.

The details of the proposed waiting restrictions dated 22" September 2023 are
included at Appendix BGH2.

LCC do not provide any justification for the waiting restrictions. Neither have they
provided any details of where the request for the waiting restrictions has originated
from.

It is relevant to note that the plan includes disabled persons badge parking. It is
accepted that under some circumstances disabled persons badge parking does
have some benefits. However, disabled persons badge parking on the front of the
Clinicwould betothedetrirnent cfalipatientsandthe géneral publiciPatients who
do not have a disabled persons badge would not be able to park on the frontage at
any time, irrespective of whether the spaces are taken or not. Also, disable persons
badge owners would be able to park for a longer duration which again would be to
the detriment of patients. As a result, any Blue Badge parking on the site frontage
would be resisted by the Clinic.

A meeting was held on site between Bryan G Hall, staff from the Infinity Dental
Clinic and with a representative of Leeds City Council Highways on Monday 16™
October 2023 to discuss the proposals. Following the discussions, it is understood
that LCC will relax their requirements and that the no waiting restrictions proposed
to the north-western end of the frontage, which would result in the loss of two
spaces, will not be implemented and this section of frontage would remain
unrestricted. Confirmation from LCC is awaited.

However, this will still result in a loss of one space at the south-eastern end of the

frontage. This is a loss of one third of the parking on the existing frontage. This will
. . . . -

whole. Clearly, it is unreasonable for the Clinic to have invested in building the ramp

| impact-on patient

to provide improved facilities for patients, only to have the number of cars that can
readily access the ramp reduced by one third. The ramp was built on the basis that

there would be three parking spaces and there is clearly demand for these spaces.

HALL 8


20161604
Cloud

20161604
Cloud


Objection to Waiting Restrictions on Armley Ridge Road, Leeds
Infinity Dental Clinic
Highways Statement

4.7 It is therefore considered reasonable that LCC should respond to the following
guestions that are therefore relevant here:

e  Why do the waiting restrictions need to be in place 24 hour a day?

e  Why do the waiting restrictions need to be in place 7 days a week?

e  What are the waiting restrictions intended to achieve?

e Have residents requested the restrictions and if so on what grounds?

e  What has been the response from other residents?

e  How has the extent of the proposed restriction been decided?

e  Why is it proposed to put restrictions on the Halliday Drive / Armley Ridge
Road junction and put no other similar measures in place at any other
junction in the area?

e  Why is it proposed to put restrictions on the frontage to the Infinity Dental
Clinic frontage when this frontage is well managed and does not cause any
problems of road safety or inconvenience?

e Have any residents or businesses in the area shown any support or

opposition to the waiting restrictions? If so, please advise of the details.

4.8

detrimental impact on the operation of the Infinity Dental Clinic. The waiting
restrictions will reduce the ability of the elderly, frail patients or able bodied
patients who are about to have their treatment to access the Clinic. Even worse, in
the situation when such patients leave the Clinic after receiving treatment they are
often suffering from pain or confusion. They need to be picked up by taxis, friends,

to a car or taxi in a safe and convenient manner after their treatment. The proposals

are completely at odds with these requirements.

4.9

patients and cater for their needs.

4.10 It would be completely unacceptable to install waiting restrictions outside the Clinic

which prevent parking when it is precisely the location where on street parking is

needed i.e. the location where patients are dropped off or are picked up.

4.11 The process by which patients leave the Clinic after having received treatment is a
critical part of the whole process which patients have to go through. This is so much
so, that there is a room in the practice for patients to sit and recover after they have
had treatment before they are able to leave the Clinic.

BRYAN G HALL 9
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Given that the Practice specialises in complex dental work involving sedation, the
importance of a short walk down a ramp to a waiting car is absolutely essential.

The Clinic ensures that patients are made aware of the pre-sedation policies prior
to their appointment. These instructions explicitly say that patients will need to be
escorted home by an adult, and patients must go home by car or taxi, not public
transport.

The proposed waiting restrictions at this location are completely contrary to such
measures. If implemented, they will mean that friends and relatives picking up or
dropping off cannot park at the front of the practice and the walk distances from
the front of the Clinic to a car will be increased. Even a small increase in this walk
distance to a car or taxi is critical when they have just had major dental operations.

It is simple common sense that the collection or drop off points are located closest
to the entrance. This is the current situation at the Clinic.

The Clinic is not a ‘standard’ dental practice, and it specialises in complex dental
procedures which take a long time to complete and generally results in patients
needing to be picked up and dropped off due to the nature of the procedures.

It has been shown there are no significant traffic issues at the Clinic and there is no
reason to implement any waiting restrictions.

Comments directly from the Clinic are attached at Appendix BGH7.

A petition which has been undertaken by the Clinic is attached at Appendix BGHS.
It shows a significant number of objections from patients of the Clinic to the
proposed waiting restrictions.
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Bryan G Hall have been appointed by Dr Mohsin Patel of Infinity Dental Clinic to
prepare an objection to a proposal for waiting restrictions in the vicinity of Infinity
Dental Clinic, 97 Armley Ridge Road, Leeds.

The Clinic is located on Armley Ridge Road and has a frontage onto Armley Ridge
Road to the north, Halliday Avenue to the south-east and an existing ginnel to the
northeast and a residential property to the south-west.

The Clinic does not operate in the same way as a ‘normal’ or ‘standard’ dental
practice. The majority of patients may spend several hours in the Clinic, having
advanced surgical procedures. As such they need to be dropped off and picked up,
either by family, friends or by a taxi or Uber as they can be very distressed, confused
and in pain after their surgery.

The site is served well by public transport, provides cycle parking and is surrounded
by residential areas for patients to access the Clinic on foot or by cycle. Staff are
encouraged to visit the Clinic using public transport and car sharing where possible.
Staff generally park away from the site to enable patients to park close the Clinic.

A review of personal injury collisions in the vicinity of the clinic has revealed no
accidents have occurred and demonstrates that the existing road network within
the frontage of the site is operating safely at present and there are no road safety
issues.

Parking beat surveys undertaken showed that there is significant parking available
within the vicinity of the site at all times of day, with no displacement onto existing
areas of no waiting.

The proposals put forward by Leeds City Council for a series of NWAAT waiting
restrictions along the frontage of the Clinic are unacceptable, because of the impact
they will have on the operation of the Clinic.

The primary objection to the waiting restrictions is that they will have a seriously
detrimental impact on the operation of the Clinic. The waiting restrictions will
restrict the ability of the elderly, frail patients or patients who are about to have
their treatment to easily reach the clinic. Even worse, is the situation when such
patients leave the Clinic after treatment and are suffering pain or confusion. The

waiting restrictions will reduce the ability for up to three cars to park on the site

frontage.
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The proposed waiting restrictions at this location are completely contrary to
measures which have been implemented at the Clinic to improve access from
Armley Ridge Road. If implemented, the restrictions will mean that friends and
relatives picking up and dropping off cannot park at the front of the practice and
the walk distances from the front of the practice to a car will be increased.

It is understood that LCC are prepared to reduce the number of spaces subject to
the waiting restrictions from three to two. This would still be unacceptable to the
Clinic, given how sensitive it is to parking on this frontage.

Itis therefore concluded that there is no justification to introduce no waiting at any
time restrictions along the section of Armley Ridge Road, whether the
consequences of the restrictions would be to reduce the parking by one space or
three spaces.
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Bryan G Hall Ltd. Registered in England & Wales Co No. 4104802

This drawing is copyright and shall not be reproduced nor used for any other purpose without the written permission of the Bryan G Hall ltd. This drawing must be read in conjunction with all other related drawings and documentation.

It is the contractors responsibility to ensure full li with the Buildi

Do not scale from this drawing, use figured dimensions only. It is the contractors responsibility to check and verify all dimensions on site. Any discrepancies to be reported immediately. IF IN DOUBT ASK.
Materials not in conformity with relevant British or European Standards/Codes of practice or materials known to be deleterious to health & safety must not be used or specified on this project.
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INFINITY DENTAL PRACTISE, ARMLEY PARKING SURVEY - MONDAY 16 OCTOBER 2023

Area 1 - Armley Ridge Road - North East Side 1 - Armley Ridge Road - South West Side Armley Ridge Rd

Side A647 - Park St. Park St. - Hall. Mt Total A647 - Park St. Park St. - Hall. Mt Total Total

Time Veh. % Cap. Veh. % Cap. Veh. % Cap. Veh. % Cap. Veh. % Cap. Veh. % Cap. Veh. % Cap.

09:00 0 0 3 30 3 27 1 33 0 0 1 10 4 19

11:00 0 0 4 40 4 36 3 100 3 43 6 60 10 48

14:00 0 0 5 50 5 45 3 100 2 29 5 50 10 48

16:00 0 0 3 30 3 27 1 33 1 14 2 20 5 24

Cap. 1 - 10 - 1 - 3 - 7 - 10 - 21 -

Area 2 - Park Street 3 - Halliday Avenue 4 - Infinity Dental Clinic
Side | North West Side || South East Side Total North West Side || South East Side Total ARR Access HA - Access
Time Veh. % Cap. Veh. % Cap. Veh. % Cap. Veh. % Cap. Veh. % Cap. Veh. % Cap. Veh. % Cap. Veh. % Cap.
09:00 3 50 0 0 3 30 4 33 7 58 11 46 2 67 2 100
11:00 3 50 0 0 3 30 6 50 6 50 12 50 3 100 2 100
14:00 3 50 0 0 3 30 7 58 6 50 13 54 3 100 2 100
16:00 2 33 0 0 2 20 4 33 7 58 11 46 3 100 2 100
Cap. 6 - 4 - 10 - 12 - 12 - 24 - 3 - 2 -

Page 1 of 1

*Capacity actually 3 vehicles - amended by BGH
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Infinit¥ Dental Practice, 97-99 Armlex Ridge Road, Leeds
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Infinit¥ Dental Practice, 97-99 Armlex Ridge Road, Leeds
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Infinit¥ Dental Practice, 97-99 Armlex Ridge Road, Leeds
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Infinit¥ Dental Practice, 97-99 Armlex Ridge Road, Leeds

Halliday Avenue
09:00

11:00

BRYAN G HALL 5

COMSULTING CIVIL & TRAMNSPORTATION PLAMMING EMNGIMEERS



Infinit¥ Dental Practice, 97-99 Armlex Ridge Road, Leeds

14:00

16:00

BRYAN G HALL 6

COMSULTING CIVIL & TRAMNSPORTATION PLAMMING EMNGIMEERS



APPENDIX BGH 7



Statement from Dr Mohsin Patel BDS MJDF RCS (Eng) - Principal Dentist of the Infinity Dental Clinic
Please see a recap of the patient impact below:

« As stated previously, we provide healthcare for all members of the community, including the
elderly, disabled and vulnerable. Not all vulnerable members of the public are blue badge holders.
This therefore still limits access to large numbers of the public, at a time where access to dental
healthcare is already at a record low. This goes against government initiatives to increase access to
dental care.

e Further to the patient base mentioned above, we also treat a large number of sedation patients.
Dental phobia is a very common condition and we are one of the few practices in the area to offer
this. Our patients leave the practice under the influence of a sedative, then have to be escorted to
their car and driven home. We are obliged to advise the escort to park directly by the front of the
property, so that they do not have to cross the road or walk far in a vulnerable and compromised
condition. It will put them at significant risk if they have to cross roads under the influence of
sedation. It also may mean we are unable to fulfil the requirements of safely providing sedation
and compromise our ability to offer this.

e We installed an access ramp to specifically improve access to vulnerable patients. This was at
great expense to ourselves, which we were happy to comply with to ensure equal access for all.
However, this now has been negated if you are going to restrict parking on the adjacent road. Once
again, not all patients who have mobility issues are disabled with a blue badge. We have a large
elderly patient base for example, who this would impact.

e We see a lot of families for their dental care — this includes young children who don’t want to
be having to cross a busy road and mums with prams.

e We have installed new downstairs surgeries to ensure we can see patients with mobility
issues who can’t get up the stairs, this is negated if they can’t get past the first hurdle of
getting into the property.

e We have vulnerable patients who prefer to stay independent — therefore parking outside
helps them maintain this e.g.: patients in wheelchairs and patients with one leg.

e Basically there is very limited access to NHS dental care in the country. It is unfair to restrict
this because of an unfounded complaint from 1 neighbour with a vendetta.

e Also, if they can’t park at the front, they will park on Holliday Avenue and risk being abused
by said neighbours as many of our patients have reported. This is not fair on them.
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