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January 14, 2022 

Committee on Federalism 
Sen. Steve Vick & Rep. Sage G. Dixon 
c/o Katharine Gerrity, Legislative Staff Services 
Idaho State Capitol, Room W 133 
Boise, Idaho 83720 
 
 
Dear Chairs Vick and Dixon:  
 
I am pleased to present this Committee with AEON’s response to the Request for Proposals to 
establish and implement a process for an appraisal on Idaho’s Federal lands.  
 
We were honored to participate in the preceding RFI process and sincerely hope that the 
information we provided was helpful as you prepared to solicit responses to this historic project.  
 
AEON passionately shares in the concern of this Committee as to the massive chasm between 
the current and fair PILT payments to the State. We firmly believe that our groundbreaking 
software provides a unique opportunity to thoroughly evaluate this disparity, perhaps for the first 
time since PILT was enacted.  
 
Through this incredibly powerful platform, AEON hopes to not only provide a mechanism to 
demonstrate these potentially massive PILT discrepancies in Idaho, but also to serve as an 
ongoing partner and advocate for what has become one of the greatest economic barriers and 
growth inhibitors facing the western United States.  
 
We remain committed to this critical effort and look forward to hopefully serving as your partner 
in increasing prosperity, education, and economic development for every resident within the 
great state of Idaho. 
 
 
 
Sincerely,  
 
 
 
Ryan L. Freeman 
CEO, AEON AI 
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EXPERIENCE 

 

PROJECTS OF SIMILAR SCOPE 

 

STATE OF UTAH PILT 

In 2020, AEON completed and delivered the “Federal Land Valuation Model” for the Federalism 
Commission in the State of Utah. This platform was nearly identical to the scope and 
functionality requirements outlined in your Request for Proposals.  

Similarly in percentage to Idaho, the Federal government owns a vast majority of Utah’s lands 
(approximately 35,000,000 acres or 66% of the total land area). As a result, the sheer size and 
scope of this land valuation, would have made it practically impossible to complete by traditional 
means and like the one sought after in your RFP, required a modern technological solution.  

Our technology enabled the State of Utah to not only evaluate every acre of federally owned land 
in the state but also provided the functionality to instantly modify and analyze any number of 
potential land uses, based on the unique characteristics of the property. We also provided several 
interactive overlays, such as their Natural Resource Management Plan, which allowed the 
Commission to establish highest and best use practices.  

The Utah Federalism Commission continues to use the software on a regular basis for the 
purposes of communicating and working with their federal counterparts to increase PILT 
payments commensurate with the originally intended property tax equivalency.  

One such example was the introduction of S.1008 – a bill sponsored by Senator Mike Lee of 
Utah and Co-sponsored by Senator Crapo of Idaho. This bill was a direct result of the technology 
platform created by AEON in the State of Utah. In fact, as part of Senator Lee’s introductory 
presentation of this bill to the Committee on Energy and Natural Resources, he called on Utah 
State Representative Keven Stratton to testify as to the immense power and functionality of the 
AEON platform and how the State of Utah was able to successfully accomplish the once 
impossible valuation of their federal lands.  

In addition, specifically in Sec. 4 of Senator Lee’s bill, he references a “modeling tool” that 
would provide tax equivalency payment amounts, using technology and market data. This 
modeling tool referenced in his remarks, is the AEON PILT software utilized and trusted by the 
State of Utah.  

  



 

www.aeonai.com 
5 

 

 

CITY OF NAMPA, IDAHO 

AEON works with cities, counties, MPOs, and other governmental organizations all over the 
country. Our objective with these groups is to help them make smarter economic development 
decisions based on our unique, multi-faceted, holistic approach.  

In September 2021, AEON was contracted by the City of Nampa, Idaho to provide property and 
sales tax analytics, as well as our city planning tool. Nampa has already begun to see the impact 
of the AEON software in their city, through the real-time data provided in our platform.  

For example, a zoning change to a property within their city could have a dramatic impact, 
positively or negatively, on the potential sales and property tax revenues. Through the massive 
amounts of data in our system, the AEON software provides Nampa with all the information they 
need, to determine if the aforementioned zoning change aligns with the goals and objectives in 
their budgets and general plan. This is just one of the countless applications and solutions the 
AEON tool provides to our users.  

This aspect of our software has direct implications for Idaho’s PILT project as the valuation of a 
property based on a specific use (i.e., the zoning) directly impacts the underlying potential 
property taxes. The ability to not only understand the highest and best use but also to instantly 
see how a changing use affects the property taxes, is paramount to a successful PILT model and 
is a key feature of the AEON platform.  

 

BEAR RIVER ASSOCIATION OF GOVERNMENTS  

Bear River Association of Governments (BRAG) is a coalition of 3 counties and 39 cities, 
representing approximately 200,000 people. BRAG was created for the purpose of facilitating 
intergovernmental cooperation within their geographic area, to collectively plan and develop 
their lands, and to ensure the maximum economic development impact in their region.  

In July 2021, BRAG contracted with AEON for 3 years to provide an economic development 
platform and land development tool. This entailed collecting, aggregating, and visualizing vast 
amount of census, economic, taxation, and property data across dozens of disparate 
municipalities. In addition, due to the structure and fundamental nature of the BRAG 
organization, all data needed to be presented in such a way as to allow collaboration among at 
least a hundred potential users.  

Also, as property tax assessments and zoning codes varied from city to city, AEON needed to 
ensure that each city was calculated separately in the software and then aggregated at the BRAG 
dashboard level.  
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KEM GARDNER POLICY INSTITUTE  

The Kem Gardner Policy Institute is Utah’s preeminent public policy thinktank. As an extension 
of the University of Utah and the David Eccles School of Business, the reports and research 
completed here are highly trusted and an invaluable resource to the State of Utah and its people.  

Their mission is to develop and share economic, demographic, and public policy research, that 
empowers the State of Utah to make informed, data-based decisions.  

In October 2020, AEON was contracted by the Kem Gardner Policy Institute to perform a 
population projection study based on the remaining available land in Washington County, Utah. 
This study was to serve as a critical datapoint for land use planning, economic development, and 
future infrastructure plans for one of the fastest growing counties in the country.  

For this project, AEON utilized census data, current zoning, current developable land, and 
planned residential density for each of the county’s 17 cities, as well as all unincorporated areas. 
This data was aggregated and standardized in our software to determine the maximum 
population capacity of the county based on the current land constraints and densities set by each 
respective city.  

Now armed with this critical data, Washington County is not only able to plan for future 
infrastructure with much greater efficiency and confidence but also to incorporate possible 
changes to residential zoning and density, to support its rapid population growth.  

 

DIXIE METROPOLITAN PLANNING ORGANIZATION  

As a result of the findings produced by AEON and the report generated for the Kem Gardner 
Policy Institute, AEON was contracted by the Dixie Metropolitan Planning Organization (MPO) 
to evaluate the impact of our forecasted population growth, specifically on roads and 
transportation.  

MPOs are a federally mandated policy board for all urbanized areas over 50,000 people. They 
focus on transportation planning to ensure that all existing and future federal funds are handled 
wisely and cost effectively.  

This project was done in conjunction and collaboration with several city planners, engineers, and 
other consultants to produce a multi-year transportation plan for the 180,000 residents within the 
MPO’s boundaries. AEON was tasked with providing all the data for the project, which included 
a population projection for each of the cities, current land use and availability, zoning, and 
density. In addition, given the seasonal nature and high levels of second homes in this specific  
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region, AEON was responsible for creating an algorithm to determine primary versus secondary 
home ownership.  

This was ultimately done by adding functionality into the software, which detects and analyzes 
property owner addresses from the various County Assessor databases. While a seemingly 
insignificant component of the overall project, this addition solved a large problem that the MPO 
and municipalities themselves had historically contended with in their prior models and 
projections.  

AEON’s capabilities in this regard, allowed for a much more refined and accurate projection and 
now serves as Dixie MPO’s standard method for their future transportation modeling.    

 

TEAM 

There are several unique but interconnected components that encompass this project, which 
require a wide array of expertise, skillsets, and knowledge bases. Each of the key individuals 
listed below have extensive experience in economics, real estate development, software, and data 
analytics and will serve as the core team.  

In addition to the utilization of AEON’s revolutionary software, the Committee will greatly 
benefit from the multiple decades of combined proficiency required to successfully complete this 
PILT project.  

 

RYAN L. FREEMAN – CHIEF EXECUTIVE OFFICER  

QUALIFICATIONS: Ryan began his real estate career over 20 years ago as a commercial real 
estate agent and successfully brokered over $125,000,000 in sales within just two years. In 2004, 
Ryan founded a commercial real estate development firm and grew it into a nationally 
recognized company. Some of his award-winning projects in his development portfolio include a 
4,000-acre master planned community, comprising a 330,000-sf regional outlet mall and 440 
apartment units, a 6-story mixed use, urban apartment development, and a 60,000-sf class A 
office building. Today, Ryan is the founding CEO of AEON AI and currently runs the day-to-
day operations of the company.  

PROJECT ROLE: Having served as the point person for the State of Utah’s PILT valuation, 
Ryan would assume that same responsibility for this project. In addition, he would be responsible 
for any presentations or demonstrations of the software and the accompanying results. His 
intimate familiarity not only with the functionality of the software but more importantly with the 
history and root inequities surrounding the issue of the PILT program, allow Ryan to serve as a 
true partner and advocate for the State of Idaho.  
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MARK CRESSLER – CHIEF VISION OFFICER & SENIOR ECONOMIST  

QUALIFICATIONS: Mark has acquired, disposed, managed, and developed billions of dollars 
in real estate in over 60 countries. His expertise ranges from high rises in Hong Kong to land 
development in Africa. With degrees in economics and a flair for numbers and algorithms, he is 
constantly looking for deeper correlations within macro real estate trends. Mark currently plays a 
key role in managing one of the largest real estate portfolios in the world and is heavily involved 
with projects, initiatives, and investments that help to shape the global  
economy. He serves as a Board Member at AEON and is directly responsible for shaping the 
product vision for the company into the future.  
 

PROJECT ROLE: Mark’s role for this project will primarily be data analytics and helping to 
determine highest and best uses based on the economic variables unique to your state. His 
expertise in land development and natural resources also allow Mark to play a key role in 
guiding the specific nuances relating to potential land uses on Idaho’s federal lands.  

 

SEAN YERGENSEN – CHIEF TECHNOLOGY OFFICER 

QUALIFICATIONS: Sean lead the development of creating one of the largest banking systems 
in the world; covering banking rules and integrations in more than 173 different countries. 
Leveraging this expertise has provided the basis for AEON’s real estate engine that is 
revolutionizing the industry. Sean currently serves as our Chief Technology Officer and is 
primarily responsible for the backend architecture of the software.  
 

PROJECT ROLE: Sean will be directly responsible for the software architecture and to ensure 
that while dataset formats and methods vary throughout the State of Idaho, that they are 
aggregated and integrated into our system in a standardized format. This to allow quick and 
seamless toggling for the users as you move from one city/county to the next. Sean’s vast 
experience in creating software (specifically those that required the integration of a myriad of 
varied practices and structures), allows him to foresee and plan for potential issues that may arise 
with aggregating the massive amount of disparate data needed for this project.  
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BRIAN HOLMAN – CHIEF PRODUCT OFFICER 

QUALIFICATIONS: Brian has worked in an executive position at a billion-dollar technology 
firm, founded and sold a venture funded software company, and transformed a legacy consumer 
products business into a technology-driven, international organization. He has served in C-level 
positions for over 20 years. Brian holds several patents as well as an undergraduate degree in 
Computer Science and an MBA from the Marriott School of Management at Brigham Young 
University. At AEON, he oversees the “Skunk Works” research and development department 
and is continuously inventing new ways to compare and analyze the data in our system. Brian 
also is responsible for all of our front-end development.  
 

PROJECT ROLE: Brian will be responsible for all of the front-end functionality such as the user 
interface, dashboards, and overall aesthetics of the model. He will gather feedback and create a 
user experience that is specific to your needs and objectives. In addition, Brian will direct the 
research component of this project and look for unique correlations in the data.  

 

JOZSEF GAJDOS – HEAD OF DATA & IMPLEMENTATION 

QUALIFICATIONS: Jozsef has worked at AEON since its inception and has played a key role 
in gathering and integrating data, as well as implementing customers into our platform. Jozsef is 
an expert in the functionality of the software and can show customers how to maximize its value. 
He began investing in real estate at a very young age and is highly proficient in property 
valuation and its methods.  

PROJECT ROLE: Jozsef’s primary role will be that of data gathering. Upon completion of the 
PILT valuation model, he will also work with the Committee and its staff to integrate and train 
them on the functionality of the software. In addition, he will coordinate and facilitate login 
credentials and serve as the point person for any customer support or technical questions.   
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REFERENCES 
 

• United States Senator Mike Lee (Utah)  
• Utah State Representative Keven Stratton 
• Utah State Senator Lincoln Fillmore 
• Rodney Ashby (City Planner for Nampa, Idaho) 
• Natalie Gochnour (Director of Kem Gardner Policy Institute) 

 
 

SCOPE OF WORK 
 
 
CONTRACT TEMPLATE 
 
AEON has reviewed the “Agreement for Federal Land Appraisals” template provided in the 
Committee’s RFP and would not propose any major material changes. However, the 
technological solution being proposed by AEON is unique in the sense that the core software and 
accompanying algorithms are proprietary to AEON, but the valuation reports, dashboards, and 
models are custom for Idaho and specific to this PILT project. As a result, AEON does not 
believe a typical software license would be necessary in this case and that simple revisions could 
be made to the Agreement template, to provide adequate protections and clarity for both parties.  
 
These proposed revisions would relate mostly to the ownership of the core IP and the term in 
which AEON would be responsible to maintain the data in the system. As outlined in the 
proposed Agreement, AEON would agree that any reports, dashboards, analysis, or other 
documents prepared for the Committee as part of this project would be property of the State.  
 
 
APPROACH 
 
The AEON approach and the accompanying valuation model is explained in greater detail in the 
Technology section of this proposal, but our methodology is revolutionary and unlike anything 
that could be generated via traditional appraisals. Candidly, we believe that prior to the creation 
of the AEON software, the limitations and inaccuracies of a traditional appraisal were at the very 
core as to why a state was somewhat defenseless when it came to demanding a fair PILT 
payment from the federal government.  
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For the first time since the advent of the PILT program, states now have a powerful, robust 
software platform that not only provides instant valuation results but also allows for limitless 
collaboration and flexibility with land use. As all property values are a derivative of their zoning 
or permitted use, having the ability to run analysis across many different possible scenarios is 
paramount. The AEON software performs this task nearly instantly.  
 
Lastly, as AEON gathers data at the parcel level, all valuation results can be as broad or as 
granular as the user would like them to be. This allows for complete flexibility each time you 
desire to interact with the data. One could run an analysis on a single parcel or on a large region. 
The system was created to empower states to set their own assumptions and determine what 
specific properties or areas they wish to analyze.  
 
A prime example of how this functionality could be utilized is when dealing with federal lands 
within city boundaries. While it is important to run a tax equivalency value on every acre of 
federal land within the State of Idaho, we found that the most compelling result generated in our 
Utah analysis was the number of acres located in or near city limits. The AEON platform allows 
for this kind of refined analysis.  
 
 
PILOT AREA 
 
Based on some of the preliminary research and data gathering already completed by AEON, we 
would recommend using Canyon County for the Pilot portion of the project. We believe that this 
area would provide a representative sample of the state for at least the following reasons: 
 

• The number of federal acres located within or near city boundaries in this area.  

• The uniform availability of parcel, GIS, property tax, and boundary data.   

• A good sampling of rural and high growth areas.  

• The results, particularly in the areas near or in city boundaries, should be substantial and 
compelling.  

 
 
DELIVERABLES 
 
One of the many benefits to the AEON software is the ability to view all the deliverables on a 
single platform. In addition, because we utilize real-time data and allow for nearly limitless land 
planning scenarios, any valuation can be modified and adjusted based on the current needs of the 
state. Finally, rather than viewing a static, traditional appraisal (which only uses historical data), 
AEON generates a “living document” that automatically adjusts over time based on ever-
changing sales comparables and market conditions. This allows for continuous, real-time 
valuations throughout the duration of the contract on all federal parcels.  
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Some of the specific deliverables contemplated by AEON are shown in the Additional 
Information section of this proposal. There, we have provided screenshots of the results 
dashboards and of the software itself. In addition, AEON shall provide a written report detailing 
all the methods, results, and visualizations of the project. This report will be designed to allow 
presentations in a public forum if the Committee so desires.  
 
 
PROPOSED PROJECT AND DELIVERABLES DELIVERY SCHEDULE 
 
AEON anticipates the total time to complete the Pilot County portion of the project (as defined in 
this proposal) to be three (3) months. This would include the delivery of the fully functioning 
software and valuation model, all login credentials, dashboard visualizations, and a detailed, 
written report of the results. The various stages and accompanying timelines of the Pilot portion 
of the project are outlined below:  
 
Stage 1: Data gathering for Pilot County (3 weeks)  

This would include contacting each municipality to verify each respective zoning code 
and/or land uses and load all property boundaries for the County. In addition, any unique 
overlays such as a Resource Management Plan could be imported during this stage.  
 

Stage 2: Standardizing and preparing data to load into the AEON platform (2 weeks) 
Each city typically has a unique file type or method for their datasets, particularly with 
zoning. Often, there are also different methods to calculate property taxes. However, for 
the Pilot County, we are anticipating this to be somewhat uniform. This issue will likely 
be more applicable when completing the balance of the state.  
 
AEON will standardize these datasets to ensure uniform resulting data. In the cases where 
zoning data is not present, AEON provides a group of potential land uses that could serve 
as the default for those parcels.  
 

Stage 3: Generate and present preliminary results (3 weeks) 
After all data is entered and the software produces its initial results, AEON will present 
these results to the Committee to determine any additional refinements or additions. At 
this time, the Committee would also instruct AEON as to any resulting data it wishes to 
add to the dashboards.  
 

Stage 4: Refinements or additions to the model based on preliminary results (2 weeks) 
Following the presentation of the preliminary results, the Committee may wish to refine 
the model based on the resulting data. This could include but is not limited to such things 
as changing land uses, focusing on one particular area, or adding overlays.  

 
Stage 5: Delivery of software, dashboard visualizations, and prepare written report (2 weeks) 



 

www.aeonai.com 
13 

 
  
 

TECHNOLOGY 

 

The AEON platform is arguably one of the most powerful and robust mass valuation and 
modeling technologies available today. Through the vast amount of data available in our system, 
not only are general property valuations completed nearly instantly, but in situations where 
multiple land uses are considered, the AEON tool allows for quick and effortless toggling 
between different land use scenarios.  

In addition, due to our real time data feeds, each property valuation is regularly updated to ensure 
the most accurate and up to date information based on ever-changing market conditions.  

Most of our sales data comes from MLS, commercial brokerage firms, and local County 
Assessors. In many cases, this data can be connected directly to the AEON platform and 
automated to ensure the most up to date results. Since our system uses data aggregated from 
local sources, our software can work seamlessly across multiple municipal boundaries where tax 
rates may vary.  

Specifically with regards to PILT and the underlying tax equivalent valuations that are required 
to fairly determine these payments, the AEON software enables the user to run virtually limitless 
land use scenarios, taking into consideration the unique characteristics of the property. The 
software also allows the user to quickly modify and shift the different assumptions in these 
scenarios based on their desired result. 

These characteristics would include:  

• Neighboring zoning 
• Proximity to infrastructure (roads and utilities) 
• Topography 
• Soil suitability 
• Sale and lease rates on commercial property 
• Absorption rates 
• Underlying natural resources  

Recognizing that our software serves as a precursor for discussions on PILT with your federal 
counterparts, AEON’s main objective is to empower the state to create market based, highly 
defensible valuations using the most accurate data available.  

Finally, to make your public hearings and other meetings more efficient, AEON provides clean, 
visually impressive dashboards, that aggregates the results. These visualizations proved critical 
for the Utah PILT project as many Legislators, staff, and the public at large inquired as to the 
overall results of the project in their specific areas of the state.  
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METHODS  

 

MARKET VALUE 

This method is commonly used in most appraisal processes and has not changed much, since it 
was first used in the late 16th century. This method attempts to generate a value based on the sales 
of comparable properties in the same general location.  
 
While the AEON software certainly considers market comparables as part of its valuation model, 
there are some inherent flaws in the market value approach as a standalone methodology.  
 
For example, market value appraisals do not take into consideration the buyer and seller 
motivations behind the comparable transactions. They also do not account for variations in site 
characteristics of a given property. For example, even on equally zoned/entitled comparables, the 
proximity of such things as utilities and varying soil conditions can have a drastic impact on the 
value of a property. While adjustments can be made to accommodate for some of these unique 
variables, it is only after one performs extensive due diligence that many of these variables are 
uncovered.  

While the Committee seeks to “objectively appraise Federal real property within Idaho,” we 
believe that an appraisal alone (particularly if done by traditional means) does not arm the State 
of Idaho with the vital data it needs to have a productive, defensible discussion about PILT 
payments.  

Ultimately, a traditional, standard appraisal method would be insufficient simply because the 
resulting values would either not be founded upon a specific land use (which is fundamental to 
establishing land values) or would require this Committee to evaluate and predetermine a 
specific land use for every federal parcel. Even if the latter were feasible, this method would only 
yield results for that one land use type.  

As it is integral to any federal land valuation model, the AEON technology used to derive these 
values provides a seamless ability to evaluate and compare multiple land uses. It also contains 
the data necessary to approximate such things as topography, proximity to utilities, soil 
conditions, flood zones, and a myriad of other conditions unique to each parcel.  

In addition, the software provides an ability to assign unique zoning attributes to each parcel and 
provide functionality to easily toggle and compare multiple zoning scenarios simultaneously. 
This is especially important as the Committee is trying to determine highest and best use for a 
given property.  
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In this regard, AEON also provides the ability for this Committee to utilize the State’s Natural 
Resource Management Plan. This is particularly useful when determining whether a particular 
property should be designated as “Recreational” (a land use that according to the results found in 
the Utah PILT project, were over 4 times more valuable from a tax equivalency basis than their 
current PILT payments) or whether there are underlying natural resources to be considered in the 
analysis.  

It is also important to note that in “non-disclosure states” like Idaho, the availability of specific 
property sales prices is very limited. However, with the PILT project performed for the State of 
Utah (also a non-disclosure state), AEON was able to develop a tool within our platform that 
allows these sale prices to be used in the analysis, while not disclosing the individual 
transactions.  

To compensate for the above inherent restrictions and limitations of a standalone, market value 
approach, the AEON software incorporates over 65 different data variables into its platform, thus 
providing exponentially greater accuracy and flexibility. These unique variables are utilized in 
conjunction with sales comparables, resulting in an “intrinsic value” as described below.  

 

INTRINSIC VALUE 

The AEON application performs this valuation method simultaneously with the market value 
method and addresses many of the limitations inherent with a sales comparable analysis.  

In an intrinsic valuation approach, the specific characteristics and constraints of a given property 
are taken into consideration, to provide an “apples-to-apples” comparison of values. As an 
example, if two neighboring, equally zoned properties are compared but one requires substantial 
grading and site work to create a developable pad, that property could ultimately sell for much 
less per square foot than its neighbor.  

The AEON software adjusts for these kinds of conditions and allows for a much more defensible, 
accurate property valuation. Using vast amounts of data, the software analyzes and compensates 
for over 65 different variables unique to each parcel, including but not limited to:  

• Soil conditions 

• Flood areas 

• Proximity to roads and infrastructure 

• Construction costs 

• Absorption rates 

• Lease rates (commercial)  

• Grading costs  

• Zoning, land entitlements, and density 
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PRO FORMA VALUE 

In union with the intrinsic and market valuations, a developer pro forma is also calculated 
concurrently in the model, to provide additional valuation detail. Whereas the intrinsic value 
method focuses more on the land, our pro forma algorithm focuses primarily on the building.  
 
This is particularly useful with commercial property as the building type and associated rents 
directly affect the value of the property. Using the AEON software, our users can quickly 
analyze different potential development outcomes (i.e., industrial, office, retail, etc.) and 
determine the highest and best use, along with accompanying valuations for each.  
 
These scenarios can be saved and compared directly in the software, to allow quick and seamless 
analysis.  
 
 

COST STRUCTURE 

 

AEON’s cost structure is primarily population driven. We also consider the volume of data 
needed for the system to function properly as well as the number of users logging into the 
application on a regular basis.  

AEON proposes breaking the project into the following three components: 

1. Pilot w/ Canyon County - $250,000  
• This portion of the deal structure would allow both this Commission and the 

public to verify the power and veracity of the AEON software and its capabilities, 
before entering into a more substantive agreement.  

 
2. Balance of the state - $2,250,000 

• Following the Pilot and validation of AEON’s capabilities by this Commission, 
AEON would then complete the same PILT valuation for the balance of the state.  

• During this time, our team will work with the Commission and/or its staff, to 
create visualizations and otherwise customize specific components of the 
software, to best suit your needs.   

• Sufficient log in credentials will be issued to each member of the Committee, 
which will allow full suite access to the software model for the State of Idaho and 
all current and future functionality.  
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3. Ongoing consulting and refinement  
• Upon completion of the Pilot and/or the entire state, AEON would continue to 

maintain and update all necessary data to ensure proper functioning and ongoing 
accuracy of the software model for a period of Five (5) years.  

• As this project ultimately evolves into discussions with other state legislators and 
federal counterparts, AEON would provide an adequate number of hours of 
support and consulting needed, to maximize the impact of the resulting data. An 
example of this was the preparatory work AEON completed with Representative 
Keven Stratton, for his recent testimony before the Committee on Energy and 
Natural Resources and Senator Mike Lee.  

 
 

ADDITIONAL INFORMATION 

 

Through our work with PILT and tax equivalency valuations in the State of Utah, we have 
discovered several things that proved to be instrumental to the success of the project. As a result, 
we have greatly enhanced and extended many of the features of the AEON software related to 
PILT.  

Below are just a few examples of the functionality unique to AEON, that we believe will 
maximize the effectiveness and accuracy of this project:  

• The AEON platform contains all parcel and city boundaries and allows a user to search 
for properties within a set distance from city borders.  

• The software provides an ability to quickly ascertain the landowner type (i.e., BLM, 
SITLA, Tribal, Private, etc.). This proved to be an important element to the Utah PILT 
project, in their search for specific federal acres within city limits.  

• Particularly as highest and best use analyses are being considered, the AEON platform is 
uniquely set up to load and incorporate the State of Idaho’s Resource Management Plan.  

• One of the most critical elements to any valuation or appraisal model is the underlying 
land use assigned to each parcel. To effectively accomplish this, AEON provides the 
ability for the user to not only see the current zoning associated with every parcel within 
the city/county/state boundaries but also enables them to modify the zoning as desired.  

• On parcels that are not yet zoned or entitled for a specific use (as is the case for most 
federal parcels), AEON has incorporated a tool which pulls zoning classes from the 
closest municipality and/or creates general land use zones.    
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• As part of the results portion of this project, AEON provides several dynamic 
dashboards, which aggregate the resulting land values and creates a breakdown of current 
PILT payments versus tax equivalency projections by city or county.  

 

SUMMARY OF UTAH – AEON RESULTS 

 

The following are examples of the aforementioned visualization dashboards for the State of Utah 
PILT project. In this instance, the State wanted to see the total PILT received for 2020 compared 
to the tax equivalent value for those same properties, if zoned Recreational (Utah’s lowest 
taxable land use).  

These figures represent the entire state in the aggregate but please note the ability to select and 
visualize the results for specific counties.  

Unique dashboards like these would be created for this project and would be customized based 
on the Committee’s specific needs and objectives.  
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These results visualized all federal lands located in or near city boundaries. Prior to utilizing the 
AEON software for this PILT project, the State of Utah was unaware of the large number of 
federal acres located within their city boundaries. This single calculation alone, served as focal 
point for state and federal PILT bills, which brought to light the true tax equivalent value 
disparity occurring in Utah and many other states across the country.  

 

 

 

 

 

 

 

 

 

 

 

This section of the AEON dashboard allowed the State of Utah to better understand and visualize 
their most affected counties.  
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SCREENSHOTS OF SOFTWARE FUNCTIONALITY 

 

While only representing a very diminutive portion of the overall PILT valuation project in the 
State of Utah, this particular parcel epitomized the substantial gap between current PILT 
payments and tax equivalent value, found in our analysis.  

In our software, the Federalism Commission was able to select this federal parcel, which is in the 
heart of Saratoga Springs (one of Utah’s fastest growing cities) and instantly run a valuation, 
based on the current zoning of an adjacent, privately owned parcel.  

In this case, the Commission was able to compare the $56.47 currently being received in PILT to 
the $23,013 in property taxes this same parcel would generate if it was zoned equal to the 
adjoining property.  

Based on our preliminary analysis of the State of Idaho, there are many like parcels (particularly 
within Canyon County), where results appear to be similar.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

www.aeonai.com 
21 

 

 

This is a screenshot of the current zoning overlay for the city of Nampa, Idaho. As zoning and 
land use is fundamental to appraisals and valuing property, this particular AEON functionality is 
a core element to the project contemplated by this Commission.  
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With the evaluation of federal parcels within or near city boundaries, another key, core element 
of the AEON platform is the ability to visualize and search based on land ownership type. It was 
through this functionality that the State of Utah was able to quantify and evaluate the number of 
acres located in these city boundary areas.  

As you can see, these landowner categories can be selected and unselected, based on the user’s 
specific analysis needs and objectives.  
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Based on a portion of the data in our system and through our work with the City of Nampa, it 
appears that Idaho has some of its federal lands located in or near city boundaries.  

The tan color in the screenshot below, indicates federal parcels. This small sampling of the state 
indicates (at least preliminarily) a large potential PILT payment disparity in this particular area.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 


