
Reappraisal



Reappraisal Basics

Please refer to February 13, 2024, work 
session agenda item 7.



Median Home 
Sales Price



https://www.attomdata.com/data/us-real-estate/nc/jackson-county/sylva/28779/



https://www.attomdata.com/data/us-real-estate/nc/jackson-county/cashiers/



https://www.zillow.com/home-values/1806/jackson-county-nc/



https://www.zillow.com/home-values/1806/jackson-county-nc/



https://www.zillow.com/home-values/36317/sylva-nc/



https://www.zillow.com/home-values/36317/sylva-nc/



https://www.zillow.com/home-values/37781/cashiers-nc/



https://www.zillow.com/home-values/37781/cashiers-nc/



https://www.redfin.com/zipcode/28779/housing-market



https://www.redfin.com/zipcode/28717/housing-market



Median Home 
List Price





https://mountainlifere.com/blog/may-2024-real-estate-market-update 



https://www.realtor.com/research/reports/market-trends/



https://flyhomes.com/housing-market-analysis/jackson-county--nc



Listings



Under $350k 6

$351k – $499k 16

$501k – $749k 11

$750k – $999k 3

$1m+ 17

Total Listings 53



Under $350k 0

$351k – $499k 2

$501k – $749k 4

$750k – $999k 10

$1m+ 43

Total Listings 59



Sales Ratio



NCDOR Sales Ratio Study 
Results



Sales Since 2021





Percent Change



Cane Creek – Cullowhee Township

Property Type – Vacant Residential

Parcel Number 7661110335

Sales Price 4/12/2023 $57,500

Sales Price 1/23/2024 $65,000

% Change 2023 – 2024 13.04%

% Change Per Month 1.45%



Trillium – Hamburg Township

Property Type – Condominium 

Parcel Number 7563523873

Sales Price 7/3/2023 $1,000,000

Sales Price 7/5/2024 $1,255,000

% Change 2023 – 2024 25.50%

% Change Per Month 2.13%



Cedar Creek Woods – Cashiers Township

Property Type – Single Family Residential

Parcel Number 7572951843

Sales Price 3/15/2023 $1,550,000

Sales Price 3/12/2024 $1,668,000

% Change 2023 – 2024 7.61%

% Change Per Month .69%



The real estate market is constantly changing. 

All sales prior to the end of 2024 must be 
adjusted to the appropriate percent change to 
capture their market value as of January 1, 2025. 



Mass Appraisal



The process that groups similar properties together
based on location, type of construction, age,
replacement cost, advantages and disadvantages,
zoning, and other factors.

For property such as apartments or offices, the
assessor may base the value on net operating income.



Sold 5/16/2024
$2,700,000

$827.97/sq. ft. (2021)

Sold 9/19/2022
$2,006,000

$613.08/sq. ft. (2021)

Sold 10/17/2023
$2,050,000

$694.68/sq. ft. (2021)

Sold 3/7/2023
$1,900,000

$587.33/sq. ft. (2021)

Sold 5/23/2023
$1,995,000

$658.63/sq. ft. (2021)

Sold 2/20/2024
$2,200,000

$681.75/sq. ft. (2022)

Sold 4/5/2024
$2,222,500

$724.76/sq. ft. (2022)

Sold 4/29/2024
$2,175,000

$702.29/sq. ft. (2023)

Sold 5/10/2024
$2,200,000

$699.30/sq. ft. (2023)

Listed
$2,250,000

$725.81/sq. ft. (2024)

Sold 10/13/2023
$2,150,000

$676.95/sq. ft. (2022)

Listed
$2,250,000

$750/sq. ft. (2024)

2022 Sale Median $2,006,000 & $613.08/sq. ft.
2023 Sale Median $2,022,500 & $667.79/sq. ft.
2024 Sale Median $2,200,000 & $700.80/sq. ft. (not including $2,700,000)
Listings $2,350,000 & 783.33/sq. ft.

Percent Increase 2022 to 2023 8.92%
Percent Increase 2023 to 2024 4.94%
Percent Increase 2024 to Listings 6.82%

Based on 4.94% change, would currently estimate value to be $2,300,000 -
$2,325,000

Listed
$2,650,000

$854.84/sq. ft. (2024)

Listed
$2,550,000

$822.58/sq. ft. (2024)

Listed
$2,350,000

$783.33/sq. ft. (2024)

Listed
$2,350,000

$783.33/sq. ft. (2024)

Listed
$2,400,000

$800/sq. ft. (2024)



2021 Sales $362,500 & $480,000
2023 Sale $713,000
2024 Sales $550,000, $713,000, $750,000

Do we disqualify $550,000 sale? 

Based on the $750,000 sale of similar square footage and applying an 
adjustment based on the other sales that show the price per square foot 
reduces the greater the square footage, the property should have sold between 
$765,000 and $770,000.



Preliminary 
Values



Township 2021 Value 2022 Value 2023 Value 2024 Value 2025 Value Difference % Change

Barkers Creek $271,508,160 $275,166,980 $278,712,870 $280,325,034 $402,487,153 $122,162,119 43.58%

Canada $315,779,160 $319,076,870 $332,265,020 $340,624,995 $472,736,892 $132,111,897 38.79%

Caney Fork $125,363,670 $126,288,590 $127,209,862 $127,840,853 $184,939,215 $57,098,362 44.66%

Cashiers $3,517,587,300 $3,670,183,330 $3,803,807,042 $3,932,974,992 $5,715,589,374 $1,782,614,382 45.32%

Cullowhee $585,604,340 $589,603,080 $594,250,980 $599,259,808 $878,718,589 $279,458,781 46.63%

Dillsboro-Rural $157,339,610 $158,941,100 $161,933,510 $162,233,652 $236,346,730 $74,113,078 45.68%

Dillsboro-City $46,814,770 $46,083,580 $46,124,996 $45,644,698 $59,952,612 $14,307,914 31.35%

Greens Creek $162,245,140 $163,443,590 $167,656,509 $169,949,046 $260,929,044 $90,979,998 53.53%

Hamburg $2,580,181,030 $2,709,323,590 $2,824,122,522 $2,920,187,284 $4,352,093,956 $1,431,906,672 49.03%

Mountain $224,596,910 $231,142,900 $238,636,740 $240,979,547 $332,235,808 $91,256,261 37.87%

Qualla $430,546,450 $432,224,170 $439,686,367 $443,618,799 $633,880,316 $190,261,517 42.89%

River $217,739,390 $219,407,430 $223,546,930 $227,139,315 $326,183,124 $99,043,809 43.60%

Savannah $194,799,540 $199,285,070 $203,764,440 $208,903,942 $307,389,389 $98,485,447 47.14%

Scotts Creek $551,149,500 $556,022,240 $571,835,610 $582,893,317 $861,973,603 $279,080,286 47.88%

Sylva-Rural $475,781,370 $480,780,670 $486,900,272 $491,741,523 $720,367,596 $228,626,073 46.49%

Sylva-City $431,598,740 $433,933,160 $433,046,677 $425,951,443 $566,665,459 $140,714,016 33.04%

Webster $272,340,550 $276,763,090 $282,673,680 $285,440,522 $448,710,550 $163,270,028 57.20%

Total $10,560,975,630 $10,887,669,440 $11,216,174,027 $11,485,708,770 $16,761,199,410 $5,275,490,640 45.93%

Comparing 2024 to 2025



Township 2021 Value 2025 Value Difference % Change

Barkers Creek $271,508,160 $402,487,153 $130,978,993 48.24%

Canada $315,779,160 $472,736,892 $156,957,732 49.70%

Caney Fork $125,363,670 $184,939,215 $59,575,545 47.52%

Cashiers $3,517,587,300 $5,715,589,374 $2,198,002,074 62.49%

Cullowhee $585,604,340 $878,718,589 $293,114,249 50.05%

Dillsboro-Rural $157,339,610 $236,346,730 $79,007,120 50.21%

Dillsboro-City $46,814,770 $59,952,612 $13,137,842 28.06%

Greens Creek $162,245,140 $260,929,044 $98,683,904 60.82%

Hamburg $2,580,181,030 $4,352,093,956 $1,771,912,926 68.67%

Mountain $224,596,910 $332,235,808 $107,638,898 47.93%

Qualla $430,546,450 $633,880,316 $203,333,866 47.23%

River $217,739,390 $326,183,124 $108,443,734 49.80%

Savannah $194,799,540 $307,389,389 $112,589,849 57.80%

Scotts Creek $551,149,500 $861,973,603 $310,824,103 56.40%

Sylva-Rural $475,781,370 $720,367,596 $244,586,226 51.41%

Sylva-City $431,598,740 $566,665,459 $135,066,719 31.29%

Webster $272,340,550 $448,710,550 $176,370,000 64.76%

Total $10,560,975,630 $16,761,199,410 $6,200,223,780 58.71%

Comparing 2021 to 2025



Schedule of 
Values Adoption



September 3, 2024

Submit proposed 2025 
Schedule of Values to the 

Board of County 
Commissioners

October 1, 2024

Hold public hearing 
on proposed Schedule 

of Values

October 15, 2024

Adopt Schedule of 
Values

January 1, 2025

Effective date of 2025 
reappraisal

February 3, 2025

Mail reappraisal 
notices



Schedule a 
Reappraisal 

Conversation



To schedule a reappraisal conversation at your 
next community meeting, homeowner’s 
association, or board meeting. 

Email taxadministration@jacksonnc.org 



Questions


