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Landlord Defense: Navigating Summary Proceedings,
Defeating Bad-Faith Occupants, and Handling "Cash for
Keys" Demands

Executive Summary: The Weaponization of Tenant Protections

Statutory landlord-tenant laws were designed to protect legitimate consumers from unlawful lockouts, retaliatory
evictions, and uninhabitable housing. However, an organized class of predatory occupants—widely termed
"professional squatters"—systematically exploits these procedural rules to occupy high-value residential homes
for months or years without paying rent.

The operational playbook of a professional squatter is calculated:

1. The Nominal Entry: Moving in under a fabricated sublease, an expired Airbnb booking, or an initial lease
where only a partial deposit was paid.

2. The 30-Day Threshold: Once an occupant establishes physical residency for 30 consecutive days (or
presents a plausible-looking lease to responding patrol officers), local police classify the dispute as a "civil
matter," refusing to intervene without a formal court order.

3. Weaponizing Eviction Backlogs: The squatter forces the landlord into municipal summary eviction
proceedings (such as Michigan District Court summary proceedings under MCL 600.5701 et seq.). They
exploit procedural continuances, request jury trials, file meritless code habitability counterclaims, and file
emergency bankruptcy petitions on the morning of scheduled hearings to trigger automatic statutory stays.

4. The "Cash for Keys" Extortion: Facing 6 to 12 months of legal delays and $10,000+ in lost rent and
attorney fees, the landlord is approached with an extortion demand: "Pay me $5,000 to $15,000 in cash
today, or I will stay in your house through next year and strip the copper pipes before I leave."



This handbook details the legal and operational framework for defeating squatter tactics, the severe legal dangers
of illegal self-help lockouts, how to legally structure a Cash for Keys agreement if forced, and proactive vacant
property security.

Section 1: Civil vs. Criminal Trespass — Why Police Won't Remove Squatters

Understanding the statutory barrier faced by law enforcement:

1. The Presumption of Tenancy:
When a police officer responds to a property dispute, their primary constitutional directive is
peacekeeping, not adjudicating contract disputes.
If an unauthorized occupant opens the door and displays a piece of paper resembling a lease, a utility
bill in their name, or a piece of addressed mail, the officer cannot determine whether the document is
forged.
To avoid civil liability for executing an unlawful eviction, police officers will state: "This is a civil
landlord-tenant dispute; you must take this to District Court."

2. The Danger of Illegal "Self-Help" Evictions:
Out of pure frustration, landlords often consider changing the door locks, shutting off water and
electricity, or removing front doors.
DO NOT DO THIS. Under Michigan law (MCL 600.2918 - Anti-Lockout Statute) and similar laws
nationwide, self-help evictions are illegal.
An owner who locks out an occupant without a court-issued Writ of Restitution can be held liable
for treble (triple) damages, actual lost property claims, attorney fees, and criminal misdemeanor
charges. The squatter can be legally reinstated into the home by a judge.

Section 2: The Landlord’s 5-Stage Eviction Defense Workflow

If you are dealing with a bad-faith holdover or squatter, execute this disciplined legal progression:

Stage 1: Immediate Formal Notice to Quit

Do not rely on verbal demands or text messages.
Have a real estate attorney draft and serve the proper statutory notice immediately:

7-Day Notice to Quit for Non-Payment of Rent (MCL 600.5714(1)(a)).
30-Day Notice to Terminate Tenancy for month-to-month holdovers.
24-Hour Notice for illegal drug manufacturing or severe physical danger.

Ensure proof of service is legally perfected (personal delivery, certified mail, or lawful posting).

Stage 2: Prompt Filing of Summary Proceedings

On Day 8 following notice expiration, immediately file a Summons and Complaint for Possession of
Real Estate in the local District Court.



Request an expedited hearing date. Do not grant voluntary informal extensions.

Stage 3: Defeating Bad-Faith Counterclaims

Squatters routinely claim the property is uninhabitable (alleging broken furnaces, mold, or plumbing
failures) to invoke rent escrow defenses.
The Countermeasure: Maintain comprehensive move-in inspection photographs, certified HVAC
inspection certificates, and complete municipal certificates of occupancy to disprove bogus habitability
claims in court.

Stage 4: Overcoming the Bankruptcy Stay Trap

Professional squatters often file Chapter 7 or Chapter 13 bankruptcy on the morning of an eviction trial to
invoke the 11 U.S.C. § 362 Automatic Stay, freezing all state court proceedings.
The Countermeasure: Have your attorney immediately file an emergency Motion for Relief from the
Automatic Stay in federal bankruptcy court, citing bad-faith filing under the Bankruptcy Abuse Prevention
and Consumer Protection Act (BAPCPA).

Stage 5: Execution of Court-Ordered Writ of Restitution

Once a Judgment of Possession is entered and statutory appeal windows pass, obtain an official Order of
Eviction / Writ of Restitution.
Only a court officer, sheriff’s deputy, or licensed bailiff can physically execute the eviction and supervise
the removal of the occupant's belongings.

Section 3: The "Cash for Keys" Protocol — Doing It Safely

In many jurisdictions with severe court backlogs, paying a squatter a negotiated settlement ("Cash for Keys") to
vacate voluntarily is mathematically cheaper than enduring 8 months of litigation and extensive property damage.

If you choose this route, enforce this ironclad 4-step protocol:

1. Execute a Binding Written Surrender Agreement:
Draft a comprehensive Voluntary Surrender & Mutual Release Agreement.
The agreement must explicitly state:

The occupant acknowledges zero legal right or title to the property.
The occupant voluntarily surrenders full physical possession and all keys.
The occupant irrevocably abandons any personal property left behind.
The occupant waives all claims against the owner.

2. Never Pay Upfront:
Zero cash is paid until the property is 100% empty.
Do not give advances for "moving trucks" or "storage deposits."

3. Conduct an In-Person Property Inspection Before Payment:



Walk through every room with the occupant. Confirm that all personal belongings, trash, and pets
are removed, and that appliances, plumbing fixtures, and mechanical systems are intact.

4. Pay via Certified Cashier's Check or Escrow Only:
Once the walk-through is complete, hand over a cashier's check in exchange for all physical keys.
Change the door locks and reprogram security systems that exact minute.

Section 4: Proactive Vacant Property Protection

Prevent squatters before they enter:

Install Cellular Smart Alarm Hubs: Place motion-sensor alarms (SimpliSafe or Ring Jobsite) in vacant
homes.
Use High-Security Commercial Lock Hardware: Replace exterior door hardware with reinforced strike
plates and anti-bump smart deadbolts.
Maintain Regular Property Presence: Have a licensed property manager or contractor inspect the home
twice weekly, collect door flyers, and maintain exterior landscaping so the property looks actively
occupied.
Monitor County Deed Indices: Watch for sovereign citizen groups filing fraudulent quitclaim deeds or
"notices of adverse possession" on vacant homes.
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