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Start here.

Buying a home in Augusta or Aiken is bigger than a transaction. It is a school district, a commute, a 
backyard, a neighborhood. This guide walks you through the whole process, from the first 
conversation to closing day, so you know what to expect before any of it starts.

Over seventeen years and more than 1,650 closings, with over 750 million dollars in career sales volume, 
Venus Morris Griffin and her team have walked every kind of buyer through this market. First homes, 
forever homes, military moves, and everything between. This guide is that experience on paper, yours to 
read at your own pace.
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What this guide covers

It covers where the market stands right now, how the two state metro is laid out and where prices sit, the 
six steps between your first call and your keys, how financing and pre approval work, and a checklist that 
keeps the whole thing on track. When you are ready for the parts a guide cannot answer, Venus is at 
706-306-6054.

A  N O T E  O N  T H E  N U M B E R S

The price figures in this guide reflect public listing data as of mid 2026 and are written as snapshots. 
Markets move. Treat every figure as a starting point and ask Venus for the current read before you make a 
decision.
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A buyer's window.

As of mid 2026, the broader Augusta metro has shifted toward buyers. Inventory has grown sharply from 
the lows of a few years ago, homes are taking longer to sell, and a large majority of active listings across 
the metro have taken at least one price reduction. Homes have generally been closing a few percentage 
points below asking.

None of that means prices are falling off a cliff. After several years of fast appreciation, the market has 
softened into something more balanced, and that balance favors a buyer who is not in a rush. If you plan 
to stay three years or more, this is a friendlier environment to buy into than the region has seen in a 
while.

Mortgage rates in early 2026 eased into the low 6 percent range, which helps the math further. Rates 
change daily, so treat that as context, not a quote.

What that means for your offer

A balanced market gives you room to negotiate that buyers have not had here in years. Sellers are more 
open to covering closing costs, making repairs, and moving on price. It does not mean every home is 
negotiable. Well priced homes in the best school zones still move quickly, which is why market 
knowledge and speed still win. Venus has seen what buyers offer, what sellers accept, and what closes, 
and that experience works for you at the table.

W H O  P A Y S  T H E  A G E N T

In most Georgia transactions, the seller pays both the listing agent and the buyer's agent commission out 
of the sale proceeds, though commission structures have shifted recently and are negotiable. Venus 
walks every buyer through what to expect before any agreement is signed.
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Know the map first.

The metro spans two states. Augusta and Aiken sit on opposite banks of the Savannah River, and that 
river is the Georgia and South Carolina state line. Which side a home sits on affects its taxes, its schools, 
and its cost of living, so it is worth knowing the map before you fall in love with an address. Here is how 
the submarkets sort out, with where prices sat as of mid 2026.

A R E A C O U N T Y M E D I A N ,  M I D  2 0 2 6 K N O W N  F O R

Augusta, GA Richmond ~ $200,000 The urban core. Historic districts, the 
medical district, the widest price range in 
the region.

Grovetown, GA Columbia ~ $279,000 Next to Fort Eisenhower. New construction 
and military friendly entry pricing.

Martinez, GA Columbia Below Evans Established side of Columbia County. 
Larger lots, top schools, more character 
per dollar.

Evans, GA Columbia Low to mid $400s Top ranked schools and planned 
communities. The first stop for relocating 
families.

North Augusta, SC Aiken Low to mid $300s The Carolina side. Lower cost of living, 
easy commute back into Augusta.

Aiken, SC Aiken Low $300s Equestrian heritage, historic walkable 
downtown, SRS commuters and retirees.

Figures reflect public listing data as of mid 2026 and vary by source and by whether a number is measured at the city, county, or metro level. They 
are directional, not appraisals.

Which county, which schools

Richmond County is Augusta itself. Columbia County is the Georgia suburbs, where Evans and Martinez sit with 
the region's top ranked schools. Aiken County covers the South Carolina side, and a few communities that feel 
like North Augusta, such as Mount Vintage, are technically in Edgefield County. Which county a home sits in 
affects its taxes and its schools, so verify both before you write an offer.

Every one of these areas has homes Venus and her team have sold. If your search runs outside them, into 
Hephzibah or the outlying CSRA, that is a phone call, not a dead end.
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Six steps, start to keys.

Every market is different, but the process Venus and her team follow has been refined across more than 
1,650 closings. Here is what to expect.

1 Initial conversation
A short call to understand what you are looking for, your timeline, and your budget. Free, no commitment.

2 Pre approval
Venus connects you with a lender to get pre approved before you start shopping. This is the single most 
important step in a competitive market.

3 Search and showings
You search the MLS through venusgriffin.com or through saved searches. Venus and her team schedule 
showings, walk properties with you, and flag what to watch for.

4 Offer
When you find the right home, Venus puts together a competitive offer with the negotiation strategy that fits 
the market and the property.

5 Under contract
Inspection, appraisal, financing, and contingencies. Venus's team coordinates with the lender, the listing 
agent, and the closing attorney so nothing slips.

6 Closing day
Signing, keys, done. Venus or someone on her team is at every closing.

H O W  L O N G  I T  T A K E S

From the first showing to closing day, most buyers in Augusta and Aiken move through the process in 30 
to 60 days, depending on financing and contingencies. Cash offers can close faster.
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Pre approval first, then the search.

A calculator is a starting point. Pre approval is the real first step, because it sets your budget and it tells 
sellers you are serious. Venus works closely with Patty Woodard, a longtime loan originator, NMLS 
number 1279785, who handles buyers across Augusta and Aiken, and she can connect you on your 
timeline. You are free to use your own lender as well.

Your full budget is more than the mortgage payment. Property taxes, insurance, and cost of living all 
differ between the Georgia and South Carolina sides of the river, so run the numbers for the county you 
are actually buying in, not the metro average.

Buying with a VA loan

If you are active duty or a veteran buying with a VA loan, that path has specific advantages here, and 
Augusta has one of the strongest VA buyer pools in the country because of Fort Eisenhower.

Zero down for eligible buyers, and no private mortgage insurance.

A different appraisal and inspection standard built around the buyer.

In a buyer friendly market, sellers are more willing to cover closing costs, which lowers your cash to close.

Lenders who work with military buyers can account for your housing allowance when they calculate what you 
qualify for.

Venus and her team work with VA buyers regularly and can point you to VA experienced lenders and 
inspectors.

O N E  N U M B E R  T O  K N O W

Pre approval is the single most important step in a competitive market. It is free, it is fast, and it is the 
difference between watching homes and being able to act on them.
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Keep the search on track.

Print this page or keep it on your phone. It is the short version of everything in this guide.

Before you shop

Get pre approved with a lender of your choice.

Set your full budget, including taxes and insurance, which differ between Georgia and South Carolina.

List your real priorities. Usually schools, commute, and yard, in some order.

Set up saved searches so the right homes come to you.

While you shop

Check the county and the state line. Taxes and schools change with the address.

Verify the school zoning for any home you are serious about.

Drive the commute at the hour you would actually drive it.

Review HOA documents and fees where they apply.

Under contract

Schedule the inspection right away and attend if you can.

Keep your financing steady. No new debt, no large purchases before closing.

Get your homeowners insurance quote early.

Set up utilities and internet before move day.

Closing week

Do the final walkthrough within a day of closing.

Confirm your funds to close and bring your ID.

Get the keys and make it home.
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This guide gets you ready.
The decisions underneath it, which neighborhood, which house, which 
offer, are the part Venus does best. Whether you are buying next month 
or next year, that is the right time to start the conversation.

706-306-6054
V E N U S  M O R R I S  G R I F F I N
Vice President and Associate Broker, Meybohm Real Estate
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