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CONCURRENCE IN SENATE AMENDMENTS 

AB 2172 (Gipson) 

As Amended  June 11, 2026 

Majority vote 

SUMMARY 

Authorizes certain counties to establish a one-member assessment appeals board (AAB), titled an 

assessment appeals commissioner (AAC). 

Senate Amendments 

Clarify that eligible counties may use this bill's alternative process to adjudicate any appeal 

rather than all appeals. 

COMMENTS 

1) AABs:  The California Constitution requires that each county establish a board of 

equalization to equalize local assessments.  County boards of supervisors or AABs may serve 

as the county board of equalization.  Thus, an AAB exercises: 

[…] judicial functions, and its decisions as to the value of the property and the fairness of 

the assessment so far as amount is concerned constitutes an independent and conclusive 

judgment of the tribunal created by law for the determination of that question, which 

abrogates and takes the place of the judgement of the assessor upon that question.  (Los 

Angeles Gas and Electric Co. v. County of Los Angeles (1912) 162 Cal. 164.)   

In other words, an AAB is a quasi-judicial body.  An AAB's decision is final and may not be 

reheard by the board, even at the request of the assessor or taxpayer.  The determination of 

value by an AAB may only be reviewed by a subsequent court if the determination was 

fraudulent, arbitrary, involved an abuse of discretion, or the AAB failed to follow standards 

prescribed by the Legislature.  AABs have no jurisdiction to grant or deny exemptions; to 

decide disputes involving tax rates, local government budgets, tax bills, or tax policy; and 

have no authority to consider a taxpayer's ability to pay in making their determinations.   

The State Constitution did not delineate the composition of AABs and largely defers to the 

Legislature regarding the application of the constitutional requirement.  In implementing this 

requirement, the Legislature has established a series of procedures by which counties may 

nominate and appoint AAB members.  The Legislature has stipulated that AABs be three- or 

five-member boards.  Existing law specifies the terms for which these members may serve, 

appointment of alternative members, and the minimum qualifications for a person to be 

eligible to serve as a member, among other administrative procedures.  Importantly, the 

Legislature has required that a county determine within two years of an application for the 

reduction in assessment whether the opinion of value claimed by the applicant is valid.  

Absent this determination, the law presumes that the applicant's opinion is correct.  In effect, 

this creates a two-year deadline where a county must make a determination or the full value 

of the property defaults to the applicant's opinion of value. 

2) Assessment appeals in Los Angeles (LA) County:  As the largest county in the state, LA 

experiences the highest volume of assessment appeals.  Of the nearly 30,000 appeals 

statewide over the 2023-24 fiscal year, nearly 9,000 were filed in LA County.  In turn, LA 
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County is experiencing a backlog of assessment appeals that need adjudicating; this is not a 

new phenomenon.  The Legislature has acted to alleviate this backlog by providing greater 

flexibility in AAB procedures.  In 2020, this Committee authored AB 3373 (Committee on 

Revenue and Taxation), Chapter 57, Statutes of 2020, which removed the limitation on the 

number of AABs a county may create.  The next year, the Legislature passed AB 1203 

(Burke), Chapter 418, Statutes of 2021, which expanded the type of professional experience a 

person may have to be eligible for nomination to an AAB and authorized LA County to 

reduce, from three years to one year, the intervening period that a person who was an 

employee of the assessor's office must wait before being eligible as a nominee to an AAB.  

Despite these actions, LA County remains burdened by a backlog of appeals - a backlog that 

is likely to increase as victims of the recent January 2025 fires in LA County file for 

reductions in assessment to reflect the damaged values of their properties.  

3) This bill:  This bill would authorize an additional option for counties with a population of 

500,000 or more when establishing bodies to adjudicate assessment appeals.  Specifically, 

this bill would allow large counties to establish a one-member AAB, known as an "AAC".  

An AAC would have the same authority, and be subject to the same restrictions as a standard 

AAB but would have additional minimum qualifications for a person nominated as an AAC.  

According to the Author 

The author has submitted the following statement in support of this bill: 

AB 2172 gives counties a practical, time-limited tool to reduce delays in the property tax 

appeals process by allowing a single, qualified commissioner to hear complex cases.  Multi-

day appeals involving properties like hotels, stadiums, and possessory interests are often 

difficult to schedule under the current multi-member system, leading to backlogs.  This bill 

streamlines hearings, improves efficiency, and speeds resolution while preserving due 

process by allowing taxpayers to request a traditional multi-member board. 

Arguments in Support 

The California Assessors Association, writing in support of a previous, but substantially similar, 

version of this bill, states, in part: 

From an administrative standpoint, this measure offers counties an important tool to address 

increasing workloads.  Single-member hearings can reduce scheduling delays, improve 

efficiency, and allow for more timely resolution of appeals – particularly in counties where 

backlogs can impact both taxpayers and local agencies. 

[This] bill also maintains important taxpayer protections.  Commissioners must meet defined 

qualifications, and hearings remain subject to oversight and procedural standards established 

by the BOE, including requirements for transparency, public access, and written findings.   

The inclusion of a sunset date ensures the Legislature has an opportunity to evaluate the 

effectiveness of this approach before considering any extension. 

Arguments in Opposition 

None on file 
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FISCAL COMMENTS 

The Senate Appropriations Committee states that, "[t]he Board of Equalization (BOE) indicates 

that [the BOE] would incur first-year costs of $71,000, steadily declining in the ensuing years 

(General Fund)." 

VOTES: 

ASM REVENUE AND TAXATION:  7-0-0 

YES:  Gipson, Sanchez, Carrillo, DeMaio, McKinnor, Quirk-Silva, Michelle Rodriguez 

 

ASM APPROPRIATIONS:  15-0-0 

YES:  Wicks, Hoover, Bauer-Kahan, Calderon, Caloza, Ellis, Fong, Mark González, Krell, 

Pacheco, Pellerin, Sharp-Collins, Solache, Ta, Tangipa 

 

ASSEMBLY FLOOR:  73-0-7 

YES:  Addis, Aguiar-Curry, Ahrens, Alanis, Alvarez, Ávila Farías, Bains, Bauer-Kahan, 

Bennett, Berman, Boerner, Bonta, Bryan, Calderon, Carrillo, Castillo, Connolly, Davies, 

DeMaio, Dixon, Elhawary, Ellis, Flora, Fong, Gabriel, Gallagher, Gipson, Jeff Gonzalez, Mark 

González, Hadwick, Haney, Harabedian, Hart, Hoover, Irwin, Jackson, Johnson, Kalra, Krell, 

Lee, Lowenthal, Macedo, McKinnor, Muratsuchi, Nguyen, Ortega, Pacheco, Papan, Patel, 

Patterson, Pellerin, Petrie-Norris, Quirk-Silva, Ransom, Michelle Rodriguez, Rogers, Blanca 

Rubio, Sanchez, Schiavo, Schultz, Sharp-Collins, Solache, Soria, Stefani, Ta, Tangipa, Valencia, 

Wallis, Ward, Wicks, Wilson, Zbur, Rivas 

ABS, ABST OR NV:  Arambula, Caloza, Chen, Garcia, Lackey, Ramos, Celeste Rodriguez 

 

UPDATED 

VERSION: June 11, 2026 

CONSULTANT:  Harrison Bowlby / REV. & TAX. / (916) 319-2098   FN: 0003726 


