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TECHNICAL MEMORANDUM
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From: Ali Mustafa PTP, RSP; & Shahrzad Rahgozar, Kimley-Horn and Associates, Inc.
Date: February 18, 2026
Re: Tesla at King’s Plaza - Parking Study

Introduction

This technical memorandum presents a parking analysis for the proposed Tesla Sales and Repair Center
at 1475 415 Avenue within the existing King’s Plaza Shopping Center in the City of Capitola, California. This
new Tesla Center will occupy the space previously held by Rite Aid, which closed in December 2023.
Neighbors include the New Leaf Grocery Store and CineLux Theaters.

The proposed Tesla Center plans use of parking spaces in front of the tenant’s space and a designated
parking lots at the rear end of the building. The Tesla Center will serve as a hub for Tesla electric vehicles,
offering services and vehicle sales. Customer sales hours will operate daily from 10:00 AM to 7:00 PM.
Service hours will be Monday through Saturday from 8:00 AM to 7:00 PM and on Sundays from 11:00 AM
to 5:00 PM. Tesla plans to run two vehicle service shifts: the first from 7:00 AM to 4:00 PM and the second
from 3:00 PM to 11:00 PM.

Methodology

The following methodology was employed to assess whether the parking supply available at the King’s
Plaza Shopping Center is sufficient to accommodate the anticipated parking demand generated by the
proposed Tesla Center.

1. Conduct a parking occupancy survey at the King’s Plaza Shopping Center during a weekend peak
period (Saturday) to determine the existing parking demand in the general location of the
proposed project.

2. Estimate the parking demand for the proposed Tesla Center based on the operational plan
provided by Tesla.

3. Compare this parking demand to Rite Aid (previous land use) and typical Auto Dealership
parking demand.

4. Assess whether the available parking supply at King’s Plaza is sufficient to accommodate the
anticipated parking demand from the proposed Tesla Center.

Parking Occupancy Survey — Existing Conditions

A parking occupancy survey was conducted at the King’s Plaza Shopping Center to document the existing
parking occupancy. As per the Institute of Transportation Engineers (ITE) Parking General Manual, 6th
Edition and Shared Parking Manual, 3rd Edition by Urban Land Institute (ULI), the peak parking demand
for shopping centers is typically observed on weekends during the afternoon peak period. Therefore, to
capture the peak parking demand for King’s Plaza, parking occupancy surveys were conducted on
December 6, 2025 (Saturday), between 1:00 PM to 2:30 PM. Parking occupancy data was collected during
three consecutive 30-minutes intervals (i.e., from 1:00 PM —1:30 PM, 1:30 PM — 2:00 PM, and 2:00 PM to
2:30 PM).

The King’s Plaza Shopping Center was divided into five (5) zones (Zone A to Zone E) as shown in Figure 1
below. The number of parking spaces in each zone was counted along with the occupied parking spaces
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(i.e., parking demand). Table 1 summarizes the existing parking occupancy at the King’s Plaza Shopping

Center.
Figure 1 King’s Plaza Shopping Center — Zones
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Table 1 — Existing Parking Occupancy Survey Results (Saturday Peak)

Zone A Zone B Zone C Zone D Zone E All Zones

Demand

Suppl % Suppl %
upPply Occupancy upPPly Occupancy

D¢ d  Suppk % Dy d  Suppl % D d  Suppl % D d  Suppl % Dy d
eman upPPly Occupancy eman upPPly Occupancy eman upPPly Occupancy eman upPPly Occupancy eman

1:00 - 1:30 PM 66 154 43% 200 414 48% 18 18 100% 31 61 51% 3 35 9% 318 682 47%
1:30 - 2:00 PM 74 154 48% 229 414 55% 18 18 100% 31 61 51% 3 35 9% 355 682 52%
2:00 - 2:30 PM 75 154 49% 230 414 56% 18 18 100% 32 61 52% 3 35 9% 358 682 52%

Based on the existing parking occupancy survey results for the King’s Plaza Shopping Center, the
following observations can be made:

1. Infront of the proposed Tesla Center there are 414 parking spaces striped within Zone B under
existing conditions. The existing demand at this location is 230, or an occupancy rate of 56%.
2. Overall, the site has a parking supply of 682 spaces with a demand of 358 spaces or 52%.

Proposed Tesla Center — Operational Details

As identified earlier, Tesla is proposing a Tesla Center at 1475 41st Ave. within the existing King’s Plaza
Shopping Center. This new Tesla Center will occupy the space previously held by Rite Aid. The Tesla Center
will serve as a hub for Tesla electric vehicles, offering services and vehicle sales. The proposed Tesla Center
Site Plan is shown in Figure 2.

Based on the operational plan data provided by Tesla, the key features of the proposed Tesla Center will
be as follows:

e Customer operating sales hours will be from 10:00 AM to 7:00 PM daily.

e Service hours will be from 8:00 AM to 7:00 PM, Monday through Saturday, and from 11:00 AM to
5:00 PM on Sundays.

e Tesla anticipates two (2) service shifts with a maximum of 21 employees (certified
technicians/service support staff) working a shift at any given time. The first shift will be from 7:00
AM to 4:00 PM and the second shift will be from 3:00 PM to 11:00 PM.

e A total of five (5) demonstration vehicles will be on-site for customers wanting to conduct a test
drive with the vehicles.

e Tesla forecasts 3 to 4 vehicle delivery from sales per week at this Tesla Center.

e A total of 14 work bays will be available for service. Tesla anticipates a maximum of 8 vehicle
repairs at any time and that most service repairs are handled within an hour or two. If customers
require loaner vehicles, a total of 5 loaner vehicles will be available on-site.

e  Majority of the customer sales will be by appointment and Tesla anticipates a maximum of 15
customer sale appointments at any time.

e As shown in Figure 2, Tesla Center will have two dedicated parking lots for Tesla Use located on
the south side of the King’s Plaza Shopping Center.
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Figure 2: Tesla Center Proposed Site Plan
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Parking Demand Estimate — Tesla Center

The operational details for the proposed Tesla Center are unique and differ from a typical auto dealership.
Consequently, the anticipated parking demand was estimated based on the specific operational
characteristics provided. Furthermore, for comparative purposes, parking demand estimates for a
standard auto dealership and a pharmacy/drugstore without a drive-through were also calculated using
the Institute of Transportation Engineers (ITE) 6th Edition Parking Generation Manual.

The parking demand estimates are summarized in Table 2 below:
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Table 2 — Parking Demand Estimate — Tesla Center

ITELand  Quantity (Sq. Average Estimated Parking

Land Use Description

Use Code * Ft) Parking Rate Demand

Ph D t Without Drive-Th h

Rite Aid .armacy/ rugstore Without Drive-Throug| 880° 21,440 246 53
Window

Typical Auto Dealership [ Automobile Sales (New) 840°3 21,440 3.06 66
Sale Customers 15
Demo Vehicles 5
Vehicle Repair Not 8

X 21,440 See Note 4

Tesla Center X Applicable
Loaner Vehicles 5
Service & Sale Employees Per Shift 21
Delivery 4

Subtotal 58
Notes:

1. Parking demand rates from Institute of Transportation Engineers (ITE) - Parking Generation Manual 6th Edition, unless otherwise noted.
2. 1TE-880 Pharmacy/Drugstore withoutDrive-Through Window was used to estimate the parking demand. Weekday average parking rate which is higher than
the Saturday parking rate was used for conservative case analysis.
3. ITE-840 Automobile Sales was used to estimate the parking demand. Saturday Peak Hour parking rate is not available for ITE 840- Automobile Sales (New), therefore
ratio of Saturday parking rate to weekday parking rate for ITE 845 Motorcycle Sales, was used to estimate the Saturday parking rate for Automobile Sales.

4. Parking demand for the proposed Tesla Center was estimated based on the operational details provided by the Client.

Conclusions/Recommendations

e According to Table 1, the highest observed parking occupancy at King’s Plaza Shopping Center on a
weekend (Saturday) afternoon is only 52%. This indicates an abundance of available parking spaces
(324 spaces) to accommodate both the current demand and the projected demand from the proposed
Tesla Center.

o With the addition of the 58 spaces required for the Tesla Center, the estimated parking
occupancy at King’s Plaza Shopping Center would increase from 52% to 61%. Despite this
increase, there will still be a significant number of available parking spaces (266 spaces) to
accommodate the parking demand for other land uses.

o Asidentified earlier, ample parking spaces (184 spaces - 44%) are available within Zone B (i.e.,
parking area in front of the proposed Tesla Center) under existing conditions, to
accommodate Tesla Center parking demand.

e Asshown in Table 2, the anticipated peak parking demand for the Tesla Center is approximately 58
spaces based on the information provided. This demand is slightly higher (by 5 spaces) than the
parking needs of the previous occupant (Rite Aid) and by 8 spaces less than is typically expected for
an automobile sales showroom.

o Note that Tesla intends to use designated parking areas on the south side of King’s Plaza Shopping
Center behind the Tesla Center for employee parking (21 spaces), loaner vehicles (5 spaces), and sales
delivery vehicle parking (4 spaces). This allocation reduces the anticipated parking demand from 58
spaces to 28 spaces in front of the Tesla Center where the public parking is located.

e Additionally, it is expected that some employees and customers will arrive at the Tesla Center using
alternative modes of transportation such as public transit, biking, and ride-sharing services like Uber
and Lyft. These alternative travel modes have not been included in the calculations above. Alternative
mode shift will further decrease the anticipated parking demand for the Tesla Center.
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Based on the above details, it can be concluded that sufficient parking supply is available at King’s Plaza
Shopping Center for the proposed Tesla Center.

Appendix

e Tesla Center Site Plan and Operational Plan Details
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Operational Letter - Tesla Center in Capitola, CA

Tesla is proposing a Tesla Center at 1475 41st Ave, Capitola, CA 95010. Tesla plans to occupy 21,440
square feet within the King’s Plaza Shopping Center. The site is located between New Leaf Grocery
Store and Cinelux Theatres. Tesla plans on using this property for Tesla electric vehicle sales, service
and delivery of our vehicles.

The Tesla Center will be built-out in the former Rite Aid space. Rite Aid is primarily a pharmacy and a
retail store. Their retail sales include a wide range of products and services, including prescription
medications, over-the-counter drugs, health and beauty items, and convenience items.

Tesla produces electric vehicles that solely use electricity and no gasoline; it is not a hybrid vehicle. Our
vehicles do not have internal combustion engines (ICE); thus, the vehicle doesn’t have a fuel tank, use
oil, an exhaust system, transmission, or many of the other components that require the storage and use
of hazardous materials on site or traditional vehicle ventilation. Our vehicles are extremely
environmentally sensitive.

Our showroom will have energy products on display and two vehicles displayed for customers to
experience our vehicles. Customers will also be able to perform a demonstration drive with the vehicles,
as there will be five (5) demo vehicles on- site. Sold vehicles will be stored in our dedicated south parking
lot and taken possession of upon delivery. We are forecasting 3-4 vehicle deliveries per week to this site.
There will be no available inventory for sale stored at the property.

The service work that will be done here will be standard servicing of our electric vehicles, which will
include software updates, tire replacement, tire balancing, alignment, minor body work (only replacing
doors or the rear hatch), topping off water, and an occasional battery replacement.

Most service repairs are handled within an hour or two. In this case, typically customers make use of the
customer lounge while their vehicle is repaired. In the case where vehicle repairs will take several hours,
customers have the option of waiting at the center or taking a vehicle from our loaner fleet while they
await the repair. Service will operate 14 work bays with 4,781 sq. ft of parts storage. The expected
demand for the service center is forecasting 10-15 repairs per day. Hazardous chemicals stored in this
facility are extremely minimal quantities, consisting primarily of cleaning materials, no oil, gasoline, or
other hazardous substances traditionally part of internal combustion vehicle repairs will be found at this
service center. Moving Tesla vehicles within an interior space is extremely environmentally safe, as the

vehicles have no exhaust. Maximum service customers anticipated at any time is 8.

The expected customer operating Sales hours are 10am-7pm daily and Service hours are Monday
through Saturday from 8:00AM to 7:00PM and on Sundays from 11:00AM to 5:00PM. Tesla is
anticipating that there will be two service shifts. First shift is from 7am-4pm and a second at 3pm-11pm.
All second shift work after 7pm will be performed inside the service shop. No tooling and machinery will

be operated outside our shop area. Maximum sales customers (by appointment) anticipated at any time is 15.

Total employee count is expected to be about 50 employees between sales and service, 25 of which
would be certified technicians (mechanics)/service support staff. There will be 19-25 employees working

ashiftatany giventime. 59 employees at any given time

For our operations, we will not idle our vehicles. Any Tesla parked vehicles in the main north customer
facing parking lot can be identified through our app with our “flash lights” option to mitigate any noise from
honking horns.

Tesla will have two parking lots dedicated for Tesla use on the south side of King’s Plaza. The existing
parking lot will be used exclusively for Tesla operations. The currently non-paved parking lot (1404 38t
Ave) will be developed by the Landlord, this lot will be shared with our delivery operations and employee
parking. Signage will be added by Tesla at the entries to each lot noted for Tesla Use Only.
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Landlord and adjacent tenants have also agreed to five (5) additional parking stalls in the main north parking
lot to support with our sales and service operations. These stalls will be dedicated for parking our Test
Drive / Demonstration Vehicles.

At Tesla, we strive to achieve an uncompromising approach to our vehicles. Our intention is to provide
manufacturer support to every vehicle we build throughout the country. The Capitola area is a vital

thoroughfare for our valued customers, and we aspire to be a welcomed addition, reflecting on the city’s
high standard of quality and lifestyle.

Should you have any questions, or require additional information, please do not hesitate to contact us.

Thank you,

Greg Valdez

Regional Manager, Service

Jeremie Reyes

Regional Manager, Sales



