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STATE OF MINNESOTA 
DEPARTMENTOF COMMERCE 

In the Matter of the Real Property Appraiser License of Cole Alan Larson 
License No.: 40571989 

Heo'd $ 

~.~ 

i 
~ 

~ JU~ ~~ 2025 

CONSENT ORDER~; ,:: 

TO: Cole Alan Larson 
4860 Dawnview Terrace 
Golden Valley, MN 55422 

Commissioner of Commerce Grace Arnold (Commissioner) has determined as follows: 

1. The Commissioner has advised Cole Alan Larson (Respondent) that she is prepared to 

commence formal action pursuant to Minn. Stat. § 45.027 (2024), and other applicable law, based on the 

following allegations pertaining to appraisal reports completed on properties in Saint Louis Park and 

Minneapolis, Minnesota: 

a. In the Saint Louis Park appraisal, Respondent failed to report and analyze that the 

subject propert~s appraised value of $803,000 was $53,000 higher than thg~ 

i~ 
neighborhood's one-unit housing high price of $750,000. Respondent failed to provide~~ 

market support for his decision that no comparable sales were available in the subject's 

.; ~~ 

immediate neighborhood or within close proximity. Respondent's failure to determine 

appropriate market conditions violates the Uniform Standards of Professional Appraisal 

;i.~'~, 
Practice (USPAP) Standard Rule (SR) 1-1(a), (b), 1-3 (a)(v), 2-1(a), (b), (2020) and Minn;;i( 

Stat. §§ 826.195, subd. 1, 82.20, subd. 2(6), (13) (2024). 

b. In the Saint Louis Park appraisal, Respondent provided a misleading condition rating fo~~~ 
,~ 

the renovated subject. Failing to determine the correct condition rating for the subje 
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c. In the Minneapolis appraisal, Respondent failed to determine the correct quality rating; i. 

for the sales. In addltion, he failed to provide the correct condition rating for sale one ; 

Failing to provide consistent ratings for the characteristics of the comparables using th 

; 
provided definitions of the quality and condition rating system in the 1004 UAD form 

appraisal report is in violation of the Scope of Work Rule, USPAP SR 1-1 (a), (c), 1-2 (h), 

2-1 (a), (b) (2020) and Mlnn. Stat. §§ 828.195, subd. 1, 82B.20, subd. 2(7), (13) (2024). 

d. In both appraisals, Respondent failed to provide credible sales comparison approache§;1~ 

to value. Respondent indicated he relied upon his experience in these markets, rather'!;: 
~.i 

than objective market data in determining the necessity and dollar amount of;'' 
~~ ; 

adjustments. Respondent based his final opinions of value on his sales compariso~{i ~ t 

approach to value. Because Respondent's sales comparison approach to value was '• > , 

flawed, his value opinions in these two appraisal reports are not considered credible in 

violation of USPAP SR 1-1(a►, 1-4 (a), 2-1(a), (b), 2-2 (a)(x)(5) (2020) and Minn. Stat. §§ 

82B.195, subd. 3(1)(iv)(vi)(viii), 82B.20, subd, 2(7), (13) (2024). iii1a 
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e. In both appraisals, Respondent failed to provide a complete work file supporting hi~fl; 

:. . 

, 

Hi 

, 

° ;i 
;. .1 
. 

, 

i' . 

tr r, 
i i, 
{ 
ci 
:: 

  

    

a 
't 

  

  
  

  
          

, 

~ 

~ :, 

opinions and conclusions in violation of USPAP Record Keeping Rule (2020) and Minni 
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, 
s'' M1 

~,~A. 
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F,i 
Stat. § 828.071, subd. 2 (2024). 

2. Respondent acknowledges that they have been advised of the right to a hearing in this 

matter, to present argument to the Commissioner, and to appeal from any adverse determination after a 

hearing. Respondent hereby expressly waives those rights. Respondent further acknowledges that they 

have been represented by legal counsel throughout these proceedings or has waived that right. 
~ 

~ 
J 

z; 

3. Respondent has agreed to informal disposition of this matter without a hearing as '; s 

provided under Minn. Stat. § 14.59 (2024) and Minn. R. 1400.5900 (2021). 
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any notice or opportunity for a hearing on any civil penalty imposed by the Commissioner. Further, Minn~ ;~ ., ..;; ', r„; 't 

; 

c 

5. The civil penalty and/or any resulting judgment arising from this Order will be no 

dischargeable in any bankruptcy proceeding. See 11 U.S.C. 523 (a)(7) ("A discharge under section 72 ; 

P 
Cy 1141, 1228(a), 1228(b) or 1328(b) of this title does not discharge an individual debtor from any debt... to ~.i  ~`, r~. 

1 

unit, and is not compensation for actual pecuniary loss, other than a tax penalty..."). 

~~ 

•, 
'i 

A. Respondent's Real Property Appraiser license (40571989) is hereby suspended startin 

on the effective date of thfs Order and shall remain suspended for thirty days. i 

B. Respondent shall cease and desist from violating any laws, rules, or orders related to the 

., 
duties and responsibilities entrusted to the Commissioner under Minnesota Statute Chapters 45 and 828j 

ti;. 

;~it~ {.,, 

and 

ri 
C. Respondent shall pay all investigative costs in the amount of $990 at the time the Consenj;~~ 

,It 

Date: July 16, 2025 
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4. For purposes of Minn. Stat. § 16D.17 (2022), Respondent expressly waives the right to '; !' ~ 

I 
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Stat. § 16D.17 (2020) allows the Commissioner to file and enforce the civil penalty imposed by this Ord 

as a judgment against Respondent in district court without further notice or additional proceedings. 

6. The following Order is in the public interest. 

NOW, THEREFORE, IT IS HEREBY ORDERED, pursuant to Minn. Stat. Ch. 45 (2024) that: 

to Entry of Order is signed pursuant to Minn. Stat. § 45.027, subd. 1(8) (2024). 

This Order shall be effective upon signature by or on behalf of the Commissioner. 

GRACEARNOLD 
Commissioner 

JACQUELINE OLSON 
Assistant Commissioner of Enforcement 

Minnesota Department of Commerce 

85 Seventh Place East, Suite 280 
St. Paul, MN 55101 

(651)539-1600 
3 
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(Signatur of Notary) ~ 

My Commission expires: 
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My Commisslon Explres 
Jan 31, 2028 

i, 

CONSENT TO ENTRY OF ORDER 

The undersigned states that they have read this Consent Order; that the undersigned knows and. ; 
~; 

fully understands its contents and effect; that the undersigned has been advised of the right to a hearing 

in this matter, to present argument to the Commissioner, and to appeal from any adverse determination 

after a hearing and expressly waives those rights. Respondent further acknowiedges that Respondent has~,~ 
i;h. 

been represented by legal counsel throughout these proceedings, or has been advised of the right to be';;; '!, ii 

;~ 
consents to entry of this Order by the Commissioner. It is further understood that this Consent Order,-;' , ,~~ 

I
. 

constitutes the entire settlement agreement between the parties, there being no other promises or 

agreements, either express or implied. 

Cole Alan Larson 
, 

represented by legal counse{, which right Respondent hereby expressly waives; and that Respondenjjry 
~„! 

~ 

~l  ~~ Date: By: 
(Signature) .;~ 

/ 

STATE OF  ~$'Y/rvrt~c~ap~Ce~~ 

COUNTY OF .; 

'I 

Signed or attested before me on 2o~Zo1..f  (Date). 
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L"_. Notary P.ubllt~ 
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s~ ,f My CommissionrExplres-w 
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