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c a u t i o n a r y  n o t e  r e g a r d i n g  f o r w a r d - l o o k i n g  s t a t e m e n t s :  Certain statements in this Annual Report that are 
neither reported financial results nor other historical information are forward-looking statements. Forward-looking statements are 
not guarantees of future performance and involve risks and uncertainties, including those described in our Annual Report on Form 
10-K for the year ended December 31, 2021, and any subsequent Quarterly Reports on Form 10-Q, under the caption “Risk Factors.”  
Our actual results and our plans and objectives may differ materially from those expressed in any forward-looking statements  
expressed herein, and you are cautioned not to place undue reliance on them.

t w o  h a r b o r s  i n v e s t m e n t  c o r p . ,  a Maryland corporation, is a real estate investment trust that invests in residential mort-
gage-backed securities, mortgage servicing rights and other financial assets. Two Harbors is headquartered in St. Louis Park, Minnesota.



Writing this annual letter is an opportunity for me to look back on the previous year and reflect on where we have come 
from and where we are going. The year began with political turmoil which gave way to the hope that often comes with  
a new Administration, buttressed by the optimism that vaccinations would soon bring the pandemic to an end. That  
initial confidence faded as uncertainty about masking, mandates, variants, supply chain disruptions, understaffed  
businesses, growing inflation, and other stresses left us all feeling a little exhausted. By the end of year, kids were back 
in school, many of us were back at work, and it felt like we were making tentative progress toward getting back to normal 
after almost two years of pandemic life.   

2 0 2 1 :  Y E A R  I N  R E V I E W

The overall fixed income market environment was primarily influenced by the continuation of the quantitative easing 
and low rate policy initiated by the Federal Reserve in 2020 in response to the pandemic. Our Agency + MSR strategy 
faced particular headwinds as the Federal Reserve’s purchase of $3 trillion of Agency RMBS drove (1) record tight 
RMBS spreads which reduced earnings opportunities and increased market risk, and (2) faster-than-expected mortgage 
prepayment speeds as borrowers rushed to take advantage of the low rates by refinancing their mortgages, which 
caused an early return of principal and high amortization of premium and interest-only cash flows.

Despite this challenging backdrop, we accomplished a number of important objectives during the year that we believe 
will position our company well for the long term and fulfill our mission to deliver value to stockholders. In particular, 
on the liability side of our balance sheet, we issued $288 million of a new series of convertible notes due in 2026 and 
we repurchased $144 million of our outstanding 2022 notes; redeemed our Series D and E preferred shares to reduce 
costs and to lower our ratio of preferred to total stockholder equity; and raised equity capital through two public offerings 
of our common stock for net proceeds of approximately $450 million. 

On the asset side, we created significant value through our ability to acquire MSR on a flow basis from multiple coun-
terparties at attractive valuations, and we opportunistically capitalized on robust activity in the bulk MSR market. Taken 
together, we acquired over $88 billion of UPB during the year. Towards the end of the year, we became increasingly 
convinced that a more aggressive Fed posture was likely, and we significantly reduced leverage in anticipation of spread 
widening, which increased the amount of dry powder to be deployed in a more attractive investing environment. 

Dear Fellow Stockholders:



C O M M I T M E N T  T O  O U R  T E A M  A N D  O U R  C O M M U N I T I E S 

At Two Harbors, we strongly believe that our people are the foundation of our success. We strive to bring  
together and draw strength from individuals with a breadth of backgrounds, knowledge, and experiences.   
We are very proud that Two Harbors has been recognized in 2021 as a “Top 150 Workplace” by the Minneapolis 
Star Tribune for the 4th year in a row, and we consider this recognition to be a testament to our employee  
engagement and collaborative culture. 

After many long months of working remotely, we safely returned to the office where our employees have the 
ability to engage more fully with their colleagues and realize the benefits of in-person collaboration. We also 
adopted a hybrid workplace model to offer support and flexibility to our employees.

Two Harbors has continued its longstanding tradition of engagement with charitable organizations allied  
with the housing sector, specifically supporting charities whose mission provides support to those impacted 
by socio-economic disparities.  We provided financial contributions to each of our charitable partnerships  
to assist in local relief as well as coordinating events to provide meals, supplies and other essential items  
to those in need.

L O O K I N G  A H E A D

In 2022 thus far, the Federal Reserve has begun the process of removing monetary accommodation, and Chairman 
Powell has expressed unwavering commitment to do whatever is necessary to tame inflation, despite the added  
uncertainty brought on by the unprovoked war against Ukraine.  Furthermore, the Fed has expressed a desire  
to reduce the size of its balance sheet as well as return it to a Treasury-only portfolio. In the near term, we expect 
more volatility in both rates and mortgage spreads as the timing and pace of rate hikes, balance sheet normal-
ization, geopolitical risks, and other supply/demand dynamics are sorted out. 

While much is murky, one thing that is clear is that we are in a regime-changing environment in the mortgage 
market.  The refinancing wave appears to be over, and the prospect of higher rates and slower prepayments 
points to a more constructive environment for both RMBS and MSR.  Mortgage spreads have widened considerably, 
and are now at valuations that we consider to be close to long term averages. This is just the kind of environment  
in which our Agency + MSR portfolio construction should benefit.  However, we view it as not unlikely that spreads 
can overshoot their averages and we intend to be cautious in adding risk, being respectful of the increased  
volatility.  Overall, we believe that we are well-positioned to capitalize on the improved investment opportunities 
and to deliver attractive risk-adjusted returns in the coming years.

Sincerely,

William Greenberg
President, Chief Executive Officer  

and Chief Investment Officer























































































































































































































































[This page intentionally left blank] 



[This page intentionally left blank] 



B O A R D  O F  D I R E C T O R S 
Stephen G. Kasnet
Chairman of the Board of Directors 

 
E. Spencer Abraham
Independent Director

James J. Bender
Independent Director

William Greenberg
President, Chief Executive Officer  

and Chief Investment Officer

Karen Hammond
Independent Director

W. Reid Sanders
Independent Director

 
James A. Stern
Independent Director 

 
Hope B. Woodhouse
Independent Director

E X E C U T I V E  O F F I C E R S
William Greenberg
President, Chief Executive Officer  

and Chief Investment Officer

Rebecca B. Sandberg
Vice President, General Counsel, Secretary 

and Chief Compliance Officer 

Mary Riskey
Vice President and Chief Financial Officer

Alecia Hanson
Vice President and Chief Administrative Officer

Matthew Keen
Vice President and Chief Technology Officer 

Robert Rush
Vice President and Chief Risk Officer

Jason Vinar
Vice President and Head of MSR

A N N U A L  M E E T I N G  O F  S T O C K H O L D E R S 
Two Harbors’ stockholders are invited to attend  
our 2022 Annual Meeting of Stockholders, which  
will be held virtually on May 18, 2022, beginning  
at 10 a.m. Eastern Time. Stockholders can attend  
the virtual annual meeting via the internet at 
www.virtualshareholdermeeting.com/TWO2022.

C O R P O R A T E  H E A D Q U A R T E R S 
Two Harbors Investment Corp.
1601 Utica Ave. S., Suite 900
St. Louis Park, MN 55416
Telephone: 612.453.4100
www.twoharborsinvestment.com

I N V E S T O R  A N D  M E D I A  C O N T A C T
Paulina Sims
612.446.5431
investors@twoharborsinvestment.com

S T O C K  E X C H A N G E
Two Harbors’ common stock is listed on the NYSE  
under the symbol “TWO”.

T R A N S F E R  A G E N T
Equiniti Trust Company
P.O. Box 64856
St. Paul, MN 55164-0856
Telephone: 800.468.9716
Outside the U.S.: 651.450.4064
Website: www.shareowneronline.com

D I V I D E N D  R E I N V E S T M E N T  
A N D  D I R E C T  S T O C K  P U R C H A S E  P L A N
Two Harbors maintains a Dividend Reinvestment  
and Direct Stock Purchase Plan that is administered
by Equiniti Trust Company. The plan prospectus and 
additional plan information is available on the Two
Harbors website in the Investors section.

I N D E P E N D E N T  R E G I S T E R E D  
P U B L I C  A C C O U N T I N G  F I R M
Ernst & Young LLP
220 South Sixth Street, Suite 1400
Minneapolis, MN 55402
612.343.1000

Company Information
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