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Investor Letters: Key Provisions
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By Chad Stackhouse
Partner | Fund Finance

Even though the market practice has shifted away from obtaining investor letters (“Investor
Letters”) for many subscription-based credit facilities (“Facility”), Investor Letters continue to be
an effective option to provide additional credit support for certain types of Facilities with single
managed accounts and challenging lender provisions in side letters. One of the reasons for this
change is that Limited Partnership Agreements (“Partnership Agreements”) have become much
more lender-friendly, provide more robust secured Facility provisions, and include many of the
important Investor Letter provisions. Investor Letters have historically supplemented the
standard loan and security documents and fund formation documents to provide direct
assurances from a limited partner (“Fund Investor”) to a lender that the Fund Investor
unconditionally stands by its capital commitment to a fund (“Fund”). In this article, we will
explore a few of the key provisions contained in Investor Letters and the significance of each to
a lender in a subscription facility.

An Investor Letter is an acknowledgement and agreement made by a Fund Investor for the sole
purpose and benefit of a lender extending credit to a Fund in a Facility. The Investor Letter
provides for certain representations, acknowledgements, and covenants by the Fund Investor
to a lender that the Fund Investor will honor its capital commitment to the Fund and make
capital contributions when called by the Fund to repay any outstanding credit extensions made
by such lender to the Fund. The lender will rely on these representations, acknowledgements,
and covenants to provide the extension of credit to the Fund. An Investor Letter is usually
appropriate and required by a lender in a Facility when there is (a) a single managed Fund
Investor, (b) a public institution or agency such as a state pension plan absent a statutory
waiver, (c) a capital commitment concentration that exceeds a certain percentage of the overall
Fund commitment (usually between 25% and 35%), or (d) a Fund Investor side letter provision
that would limit or impair a lender’s security or provide for the termination or withdrawal by the
Fund Investor of its capital commitment to the Fund. Best practices would recommend an
Investor Letter for the above-mentioned circumstances. 

When preparing an Investor Letter there are a few key provisions that should be included as
condition precedent to the Fund Investor being included in the Facility borrowing base. The
following is by no means intended to be an exhaustive list, and lender’s counsel should conduct
the necessary diligence with respect to each Fund Investor and customize the provisions of the
Investor Letter accordingly.

Fund Documents. The first few paragraphs of the Investor Letter should clearly identify the
purpose of the Investor Letter and describe the documents governing the subscription made by
the Fund Investor to the Fund. The purpose of the Investor Letter is to create a written
agreement between the Fund Investor and lender placing the two parties in contractual privity
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in which the Fund Investor acknowledges the lender’s Facility to the Fund and that it might be
called upon to make a capital contribution to repay the outstanding obligations of the Facility.
The documents governing the Fund Investor’s subscription are typically a subscription
agreement (“Subscription Agreement”) and a Partnership Agreement pursuant to which the
Fund Investor has agreed to (a) purchase a limited partnership interest in the Fund and (b) fund
capital calls of the Fund up to its commitment amount (“Commitment”). The Investor Letter
should specifically set forth the aggregate Commitment, the dollar amount of the Commitment
that has been called by the Fund to date, the dollar amount that has been funded to date by the
Fund Investor, and the dollar amount of the remaining unfunded Commitment (“Unfunded
Commitment”) that may be drawn upon the delivery of one or more written requests pursuant to
and in accordance with the Partnership Agreement (“Capital Call Notice”).  

Unconditionally Obligated. It is critical that the Investor Letter contain a provision in which the
Fund Investor acknowledges and confirms to the lender that, under the terms of the Partnership
Agreement, the Fund Investor (a) is and shall remain absolutely and unconditionally obligated
to fund its Unfunded Commitment in accordance with the Partnership Agreement and (b)
agrees to fund capital calls without setoff, counterclaim, or defense, including without limitation,
any defense under Section 365 of the U.S. Bankruptcy Code. The agreement by the Fund
Investor to unconditionally fund a Capital Call and to waive defenses is the heart of the Investor
Letter. It provides the lender with assurances that the Fund Investor is committed to the
ongoing capital funding and helps mitigate against the potential risk of the Fund Investor failing
or refusing to fund a capital call to repay any outstanding obligations under a Facility.
Additionally, these contractual waivers create an estoppel that would preclude the Fund
Investor from asserting a defense to funding a capital call under the Partnership Agreement. 

Facility Acknowledgement. The Investor Letter should contain a paragraph that provides for
the acknowledgment and consent by the Fund Investor of the Facility. This paragraph would
include some or all of the following: (a) acknowledge the Facility is a subscription line of credit
or similar term as contemplated under the Partnership Agreement; (b) consent to the direct
pledge and assignment by the Fund and general partner of the Commitment and the right to
issue Capital Call Notices and receive all capital call contribution proceeds in order to secure
the payment and performance of the obligations of the Fund under the Facility; (c) represent
that no default or event of default has occurred, which would constitute a defense to, or right of
offset against, the Fund Investor’s obligation to fund its Commitment or otherwise reduce the
Commitment and no defense to or right of offset exists against the Fund Investor’s obligation to
fund its Commitment; (d) represent that the Subscription Agreement, the Partnership
Agreement, and the Investor Letter constitute valid and binding obligations, enforceable against
the Fund Investor; (e) acknowledge that for so long as the Facility is in place, the General
Partner and the Fund have agreed with the lender not to amend, terminate, reduce, or suspend
any of the Fund Investor’s obligations under the Subscription Agreement or Partnership
Agreement; (f) acknowledge and confirm that, for so long as the Facility is in place, all
payments made by the Fund Investor under the Partnership Agreement will be made by wire
transfer to an account maintained with the lender and which the Fund has also pledged to the
lender as security for the Facility; and (g) agree to honor any Capital Call Notice delivered to
the Fund Investor in the name of the lender, without setoff, counterclaim or defense. These
acknowledgements are an important part of the Investor Letter because it puts the Fund
Investor on notice of the Facility, removes any ambiguity as to whether the Facility is permitted



under the Partnership Agreement, creates an effective estoppel, and establishes the
consideration by the Fund Investor to make the Investor Letter an enforceable contract.
Moreover, these acknowledgements and agreements by the Fund Investor, together with the
collateral pledged by the Fund under the security documents evidencing the Facility, collectively
form the basis to which a lender may seek recovery for the repayment of its Facility.

Sovereign Immunity. The Eleventh Amendment extends the doctrine of sovereign immunity to
state governments and agencies and protects them from being sued in federal or state court
without their consent. Many state constitutions and legislations have provided for exceptions to
the sovereign immunity protections, such as when a state entity enters into a commercial
contract with a private individual or company. When a Fund Investor is a public institution or a
state agency, it is important to know if a statutory or common law waiver applies under state
law. In our experience, most state laws do and would obviate a separate consent to suit in
writing via an Investor Letter. However, if a statutory waiver of the sovereign immunity
protection doesn’t apply or if the Fund Investor is also a single managed Fund, including an
express consent to such waiver in an Investor Letter would be prudent and will have the same
effect as a statutory waiver of the doctrine of sovereign immunity against the Fund Investor. A
typical waiver of sovereign immunity paragraph in an Investor Letter will include an
acknowledgment by the Fund Investor that (a) it is subject to commercial law with respect to its
obligations under the Partnership Agreement, the Subscription Agreement, and the Investor
Letter; (b) entering into and performance of the Partnership Agreement, the Subscription
Agreement, and the Investor Letter constitute private and commercial acts rather than
governmental or public acts; and (c) any sovereign immunity shall not relieve the Fund Investor
from any of its obligations under this Letter, the Subscription Agreement or the Partnership
Agreement, including, but not limited to, the obligation to fund the Commitment.

Conclusion. While the prevalence of Investor Letters has faded over the past few years, we
still see Investor Letters being a valuable tool for lenders to rely on when considering a Facility
to one of the above-mentioned Fund structures. Investor Letters can be very effective tools to
mitigate against potential risk to a lender by having contractual privity with the Fund Investor, an
agreement by the Fund Investor to unconditionally fund capital contributions for the purpose of
repaying the Facility without defense, setoff, or counterclaim, and an affirmative consent to the
Fund entering into the Facility with the lender.
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By Leah Edelboim
Special Counsel | Fund Finance

By Fiona Cheng
Associate | Fund Finance

Earlier this week Diversity in Fund Finance hosted a virtual event for its Boundary Breakers
speaker series. The series is aimed at having open conversations with senior leaders to give
voice to the unique issues and perspectives diverse professionals face. The inaugural event
featured Vicky Du, Global Head of Fund Finance at Standard Chartered, and was moderated
by Albert Tan, Partner and Co-Chair of the Fund Finance Practice Group at Haynes and Boone.

The wide-ranging and insightful conversation explored Vicky’s career path and what led to her
current leadership role at Standard Chartered. She shared with the audience the challenges
she has faced and how she overcame them to achieve her career ambitions. She also imparted
the lessons she learned regarding how to thrive in the wake of adversities she faced coming to
the United States from China.

Vicky’s advice for diverse professionals: each person should recognize the value they add to
their team and embrace that value in order to have the confidence to speak up and contribute
in meetings and other forums. She emphasized the importance of developing effective
communication skills, regardless of one’s first spoken language, and a willingness to show
vulnerability and ask for help or guidance. Vicky also counseled the audience that there are
rewards to be had from seeking advice. She said she has always been pleasantly surprised by
how much people will want to connect and offer their assistance and advice.

Vicky also advised current and upcoming leaders to consider the cultural differences that might
exist on a team. She said that leaders should be cognizant of these differences, and they can
and should adapt their communication and leadership styles to embrace all backgrounds and
bring everyone to the table to get the most out of their teams.  

The discussion also touched on the importance of relationship-building. This can take the form
of engaging our colleagues, counterparts, and other constituents to get to know them better on
a personal level, and each person should feel confident to be their authentic self and share
their interests. 

There are many forms of diversity that can exist on our teams, and Vicky noted the importance
of embracing them all. In her view, the more we can each do on a personal level to connect
with one another, the more that we form more cohesive teams and a more inclusive society.
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PERE Article: ‘Sub Lines Gaining Momentum in Real Estate’
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Demand for subscription credit facility lines has significantly increased since the beginning of
the COVID-19 pandemic, with the current market estimated at around $500 billion in
commitments across over 70 lenders. What are fund investors’ thoughts on the increasing
usage of subscription credit lines by managers? PERE surveyed 100 institutional investors to
figure out just that in its Investor Perspectives 2021 Study. 

In the study, a majority of investors polled expect fund managers to increase their use of these
credit lines over the next year, while less than a tenth of those polled predict a decrease.
Although most of the investors polled are not concerned with managers′ increased use of
subscription credit lines, a significant minority of the investors polled are concerned that the
increased use of subsection credit lines could make it more difficult for funds to access other
sources of debt liquidity, such as capital markets debt. For more detailed findings, including
analysis on other insights gleaned from PERE’s Investor Perspectives 2021 Study, check out
PERE’s full article here. 

https://www.perenews.com/sub-lines-gaining-momentum/
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The FFA made two announcements this week: The deadline to submit nominations for the
FFA’s 2021 awards slate has been extended until next Wednesday. For more information or to
nominate a deserving candidate, click here. Additionally, the FFA announced it is hosting a
Quarterly Update on April 6th at 11a.m. EST, featuring a fund formation update from Preqin and
a market update. For more information or to register, click here. 
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Dee Dee Sklar Recognized
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Dee Dee Sklar was recognized this week in the March issue of Women Leadership Magazine
USA as one of 104 outstanding contributors focused on creating gender equality and
empowerment for women in the workplace. While it is great to see Dee Dee receive global
business recognition, her relentless advocacy for women is well known to the fund finance
community. In fact, the Fund Finance Association's Dee Dee Sklar Women in Fund Finance
Award is named in her honor. The article is available here.
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New York Passes LIBOR Transition Bill
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The State of New York this week passed legislation intended to help smooth the LIBOR
transition for difficult legacy contracts. Law360’s coverage of the legislation and its passing is
available here. Congratulations to our Partners, Jeff Nagle and Lary Stromfeld, who have been
working on this legislation for well over a year. Great work!

https://www.law360.com/pulse/articles/1368481/libor-transition-hits-milestone-with-ny-legacy-contracts-fix
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Fund Finance Partners this week published a thought leadership piece on recent developments
in the fund finance market. The article is available here.
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By Michael Mascia
Partner | Fund Finance

Last Saturday, Wes Misson was faced with the incredibly sad task of memorializing his mom
Judith, who passed away after more than a decade-long battle with Alzheimer's. As is often the
case, it was a moment I was proud to get to be one of Wes' friends. He did a wonderful job
paying tribute to an amazing woman. Judith was an incredible wife, mother and friend to many.
You could feel her love and commitment to family, America, hard work and perseverance in the
room.

Listening to the service in a small chapel of the small Ohio town where Wes grew up, you knew
immediately where he got his grit: his mom. Many wonderful stories of her effort to instill
passion and pride in her children were told, but one stood out for me. When Wes was young,
his older brother capped off an excellent high school academic career by being named
Salutatorian of his class. Judith was gushing over her son's achievement one evening, and
Wes asked, “What's a Salutatorian?” When she explained, Wes was dumbfounded: “Mom, why
are you making such a big deal about him coming in second?” She tried to explain it to him, but
Wes was underwhelmed and having none of accepting second as an accomplishment. So she
turned on him: “If you think you are so incredibly smart, why don't you shut your mouth and go
out and try to finish first?” So he did. And a few years later, Wes was named Valedictorian of his
high school class (now living in Virginia Beach and swimming in a much bigger pond as well). 

COVID has had so many painful human elements for all of us. Because Judith needed
institutionalized care for her Alzheimer's, the COVID restrictions prevented Wes from being
able to visit his mom in her final days to say goodbye. He had to do it over FaceTime.
Heartbreaking stuff. I wish he could have seen her one more time. But layering over that,
Alzheimer's robbed her of the opportunity to see and appreciate many of Wes’ professional
accomplishments. It’s a tragedy that plays out over time, each day more painful than the prior.
Wes said simply: “Alzheimer's sucks.” I am positive, though, that while she may not have been
able to say it, she is exceedingly proud of him. I certainly am.

If you would like to make a donation to the Alzheimer's Association, of which Wes serves as a
member of the board of the Western Carolina Chapter, click here.
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