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Emerging Growth Company O

If an emerging growth company, indicate by check mark if the registrant has elected not to use the extended transition period for complying with any new or revised financial

accounting standards provided pursuant to Section 13(a) of the Exchange Act.
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Item 7.01 Regulation FD.

An investor presentation providing a business overview of Two Harbors Investment Corp. is attached hereto as Exhibit 99.1 and is incorporated herein by reference.

The information in this Current Report, including Exhibit 99.1 attached hereto, is furnished pursuant to Item 7.01 of Form 8-K and shall not be deemed to be “filed” for any
other purpose, including for purposes of Section 18 of the Securities Exchange Act of 1934, as amended, or otherwise subject to the liabilities of that Section. The information
in Item 7.01 of this Current Report, including Exhibit 99.1, shall not be deemed incorporated by reference into any filing of the registrant under the Securities Act of 1933 or
the Exchange Act, whether made before or after the date hereof, regardless of any general incorporation language in such filings (unless the registrant specifically states that the
information or exhibit in this Item 7.01 is incorporated by reference).



Item 9.01 Financial Statements and Exhibits.

(d) Exhibits.

Exhibit
No.

99.1

Description

Second Quarter 2017 Investor Presentation



https://s3.amazonaws.com/content.stockpr.com/sec/0001465740-17-000095/q217investordeck.htm

SIGNATURES

Pursuant to the requirements of the Securities Exchange Act of 1934, the registrant has duly caused this report to be signed on its behalf by the undersigned hereunto duly
authorized.

TWO HARBORS INVESTMENT CORP.

By: /s/ REBECCA B. SANDBERG
Rebecca B. Sandberg
General Counsel and Secretary

Date: September 19, 2017
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Safe Harbor Statement

FORWARD-LOOKING STATEMENTS

This presentation includes “forward-looking statements” within the meaning of the safe harbor provisions of the United States Private Securities Litigation Reform Act
of 1995, Actual results may differ from expectations, estimates and projections and, consequently, readers should not rely on these forward-looking statements as
predictions of future events. Words such as “expect,” “target,” “assume,” “estimate,” “project,” “budget,” “forecast,” “anticipate,” “intend,” “plan,” “may,” “will,”
“could,” “should,” “believe,” “predicts,” “potential,” “continue,” and similar expressions are intended to identify such forward-looking statements, These forward-
looking statements involve significant risks and uncertainties that could cause actual results to differ materially from expected results, including, among other things,
those described in our Annual Report on Form 10-K for the year ended December 31, 2016, and any subsequent Quarterly Reports on Form 10-Q, under the caption
“Risk Factors.” Factors that could cause actual results to differ include, but are not limited to: the state of credit markets and general economic conditions; changes in
interest rates and the market value of our assets; changes in prepayment rates of mortgages underilying our target assets; the rates of default or decreased recovery
on the mortgages underlying our target assets; the occurrence, extent and timing of credit losses within our portfolio; the concentration of credit risks we are exposed
to; declines in home prices; our ability to establish, adjust and maintain appropriaté hedges for the risks in our portfolio; the availability and cost of our target assets;
the availability and cost of financing: changes in the competitive landscape within our industry; our ability 1o effectively execute and 10 realize the benefits of strategic
transactions and initiatives we have pursued or may in the future pursue; our ability to manage various operational risks and costs associated with our business;
interruptions in or impairments to our communications and information technology systems; our ability to acquire mortgage servicing rights (MSR) and successfully
operate our seller-servicer subsidiary and oversee our subservicers; the impact of any deficiencies in the servicing or foreclosure practices of third parties and related
delays in the foreclosure process; the state of commercial real estate markets; our anticipated distribution of Granite Point shares to the holders of our common stock;
our exposure to legal and regulatory claims: legislative and regulatory actions affecting our business; the impact of new or modified government mortgage refinance or
principal reduction programs; our ability to maintain our REIT qualification; and limitations imposed on our business due to our REIT status and our exempt status
under the Investmeant Company Act of 1940,

Readers are cautioned not to place undue reliance upon any forward-looking statements, which speak only as of the date made. Two Harbors does not undertake or
accept any obligation to release publicly any updates or revisions to any forward-looking statement to reflect any change in its expectations or any change in events,
conditions or circumstances on which any such statement is based. Additional information concerning these and other risk factors is contained in Two Harbors' most
recent filings with the Securities and Exchange Commission (SEC). All subsequent written and oral forward-looking statements concerning Two Harbors or matters
attributable to Two Harbors or any person acting on its behalf are expressly qualified in their entirety by the cautionary statements above.

This presentation may include industry and market data obtained through research, surveys, and studies conducted by third parties and industry publications. We
hawve not independently verified any such market and industry data from third-party sources. This presentation is provided for discussion purposes only and may not be
relied upon as legal or investment advice, nor is it intended to be inclusive of all the risks and uncertainties that should be considered. This presentation dees not
constitute an offer to purchase or sell any securities, nor shall it be construed to be indicative of the terms of an offer that the parties or their respective affiliates
would accept.

Readers are advised that the financial information in this presentation is based on company data available at the time of this presentation and, in certain
cirgumstances, may not have been audited by the company's independent auditors.
2




Two Harbors Investment Corp. Overview®) u

LEADING HYBRID MORTGAGE REAL ESTATE INVESTMENT TRUST

+ $3.5 hillion market cap :
MARKET PRESENCE + $19.5 billion portfolio!? v LEADING HYBRID MREIT
* Incorporated in 2009

« Rates: Agency RMBS and mortgage servicing

INVESTMENT STRATEGIES rights (MSR) V/VALI.IE APPROACH TO
« Credit: mortgage credit assets PORTFOLIO MANAGEMENT
* Low leverage ¥ ¢
FINANCING & LIQUIDITY [t ol el i i
S « Diversified capital structure through convertible PROFILE AND STRONG
debt and preferred stock BALANCE SHEET
« Sophisticated approach to hedging v
RISK MANAGEMENT * Low exposure to rates and prepayment speeds HIGH QUALITY RETURNS
» Superior asset selection WITH LESS VOLATILITY
« Total stockholder return since inception of 192%® "’/OUTPERFORMED PEER

LEADING PERFORMANCE. B8 Top performer during times of volatility GROUP




Strategic Overview

A

|

Committed to maximizing stockholder returns...

v

...through attractive investment opportunities in target assets...

~

...and a sophisticated approach to risk management

Vv

v" POSITIONED TO DELIVER STRONG RETURNS AND PROTECT BOOK VALUE

THROUGH A VARIETY OF RATE ENVIRONMENTS




Book Value Stability u

MAINTAIN AND GROW BOOK VALUE WITH DAMPENED VOLATILITY

BOOK VALUE GROWTH BOOK VALUE VOLATILITY2)

* Since inception, book value has grown by 8.5%; peer + Significantly less book value volatility than Agency and
median over same time period is (23.0%)!1 hybrid mREIT peers
- Agency mREIT Hybrid mREIT
Average Average TWO
Book value
volatility since
inception 12.9% 12.2% 7.6%
(10.0%) 1 Book value
volatility 5 years 13.2% 11.9% 5.8%
(15.0%) 1 e
(20.0%) Boc-k_\_aalue
volatility 3 years B.1% 7.6% 5.7%
(25.0%)
(20.0%)
(35.0%) 3
b3
{65.0%)

BTWO BCo. A ECo.B BCo.C ®mCo. D
BCo. E mCo.F ECo. G ECo. H

o




Delivering Results

1}
2}

+ Qutperformed peer group by over 65% since inception

« Delivered total stockholder return of 192% during that timef®!

— Bloomberg REIT Mortgage Index total stockholder return of 125% over the same period of time'®!

+ Maintained comparable dividend yield with lower leverage and less interest rate exposure than peer average
190.0%
160.0%
130.0% 4
100.0%

T0.0%

40.0% A )

192%

125%
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Attractive Returns With Lower Risk m

SUPERIOR ASSET SELECTION AND RISK MANAGEMENT DRIVE RETURNS WITH LESS RISK

ATTRACTIVE & COMPARABLE DIVIDEND YIELD(1) ..WITH LOWER LEVERAGE(?). ..

18.0%

| 113%  11.0%

2014 2015 2016 2047 2044 2015 2016 2017 o s AN a0 G20d6. o0df
W0 Peer Averge ™0 Peer Average

..LESS INTEREST RATE RISKI3, ., ..AND LESS PREPAYMENT EXPOSURE'¥
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Portfolio Composition

A

OPPORTUNISTIC CAPITAL ALLOCATION

PORTFOLIO COMPOSITION HISTORICAL CAPITAL ALLOCATION

June 30, March 31, June 30,
2016 2017 2017

$19.5 BILLION PORTFOLIO AS OF JUNE 30, 2017

Commercial®

Conduit $1.8b

$0.2b
Mon-Agency

$2.3b

MSRIE

$0.9b

- Rates $15.2b - Credit™ $2.5b - Commercial® §1

8h

Rates®

Credit'®

56% 58% 54%
31% 27% 28%
13% 15% 18%

If Granite Point shares had been
distributed on June 30, 2017,
capital allocation to the Rates
and Credit strate

would have
been 65% and 35%, respectively.




Rates Update "

DELIVERING RESULTS THROUGH VARIETY OF RATE ENVIRONMENTS

« Pairing MSR with Agency RMBS results in a portfolio that has higher return potential with lower mortgage
spread risk and lower overall leverage

- Mitigates impact to book value in spread widening scenario

+ Utilize combination of hedging tools to maintain low interest rate exposure

PORTFOLIO SUMMARY

* Agency RMBS holdings of $14.3 billion
- 83% of Agency pools have some form of prepayment protection'®!
* MSR portfolio of approximately $900 million in fair market value

- Added $18.9 billion UPB on new issue, high quality MSR in Q2-2017
o $13.1 billion UPB from two bulk MSR purchases

o $5.8 billion UPB from flow-sale arrangements

- Expect near-term flow MSR volume of approximately $2.0 billion UPB per month

(1) Inchides securites with implcin or explicit protection inclsding kwar oan balances (securities collateralized by kans |ess than o equal 10 $175K of initial principal balance), higher LTVS
[Fecurities collateralized by loarns with greater than of equal to 80% LTV), cenain geographic concemrations and ower FICO scores.,

e ]




Credit Update "

RESIDENTIAL CREDIT TAILWINDS

* Home prices continue to improve; CoreLogic Home Price Index up 6.7% on a rolling 12-month basis!*!

- Supported by affordability, low housing supply and strong demand

« Believe future performance will continue to be strong, driven by increasing prepayments, lower
delinquencies, defaults and severities

PORTFOLIO SUMMARY

« Non-Agency RMBS holdings of $2.3 billion, $2.0 billion of which are legacy non-Agency RMBS

* Released $13.9 million in credit reserves against portfolio in Q2-2017 due to strong continued
performance; released $38.2 million in credit reserves over the previous 12 months

* Average market price of ~$78 allows ability to capture upside opportunity'?

(1)  Source: Corelogic Home Price Index rolling 12-manth change as of June 2017,
2

=
o

Weighled average market pice ulilized curent faee for weighting purposes, Please see slide 16 in the Appendix for more information on our non-Agency RMBS pontfolio,
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Rates: Agency RMBS Metrics

AGENCY PORTFOLIO YIELDS AND METRICS AGENCY PORTFOLIO COMPOSITION
I
Portfolio Yield 2017 2017 2017 20 30-¥ear Fixed
31% 3.0%

Agency yield 3.1% a31% 5% & above

Hybrid ARMs and
10 & Inverse 10 Mher

2.3% 1.8

fiepo and FHLE costs 1.0% 11% 1.2% 1.3%
Swap costs 0.3% 0.2% 0.2% =%
Net interest spread 1.8% 1.8% 1.7% 1.7%
Portfolio Metrics Q12017 Q22017
Weighted average S-month CPRIY 5.6% 8.0%
k]
Welghted average cost basis $105.9 $106.6 A,
AGENCY RMBS CPR(®)

15.0% —
10.0%

5.0%

0.0%

Q22016 Q32016 04-2016 Q1-2047 Q2.2017

Milired carrying vadue for




Rates: Agency RMBS

% Prepa Amortized Cost | Weighted Average | Weighted Average
As of June 30, 2017 Par Value ($M) | Market Value ($M Protected® Basis (§M) Ag
30-Year fixed
3.03.5% $4,343 34,477 74.8% £4,538 3.5% 10
4.0-4.5% 8087 8,674 92.9% 8,670 4.2% 21
25.0% 491 548 84.2% 531 5.5% 86
12931 13,699 26.6% 13,739 4.0% 20
Hybrid ARMs 25 27 =% 26 4.8% 158
Other 232 231 0.7% 225 4.7% 146
10s and 1108 3,685 323 = — 334 3.2% 100
Total 516,873 514,280 83.1% $14,324

plired by kg les
s and lower FICK

S1TEH of initia) principal Balance]), higher LTV




Rates: Mortgage Servicing Rights® "
[ | ssowawn3izoir|  Asofiune30,2017)

Falr value (SM) $747.6 SRGR.0
Unpald principal balance ($M) $68,128.0 $84.814.2
‘Welghted average coupon 39% 39%
Original FICO scarel® 755 754
Original LTV T3% 73%
80+ day delinquencles a.2% 0.2%
Net servicing spread 25.3 basls points 25 .4 basls points
Vintage:

Pre-2009 0.4% 04%

20092012 209% 168%

Post 2012 TR&T% B2EB%
Parcent of MSR portfolio:

Conventional 99.9% 100.0%

Government 0.1% —%




Credit: Non-Agency MBS Metrics ‘

Reallzed Q1- | At March 31, | Reallzed Q2-| AtJune 30,
Portfollo Yield 2017 2017 Non-Agency: Loan Type March 31, 2017 June 30, 2017

Non-Agency yield 2.0% 9.0% B.4% B2%
Sub-prime T4% 73%
Repo and FHLE costs 2.8% 2.8% 2.8% 2.9%
Swap cosis 0.1% 0.1% 0.1% =% Option-ARM 8% 10%
Net interest spread 6.1% B.1% 5.4% 5.3%
Prime 2% 2%
Alt-A 8% 7%
10.0%
Other 8% B%
5.0% Portfolio Metrics Q1-2017 Q2-2017
Weighted average 3-month CPR 6.7% 6.2%
0.0%

Q22016 032016 Q42016 Q12017 0232017 Weighted average cost basisit! $595 $60.5




Credit: Non-Agency MBS

Portfollo characteristics:

Carrying value ($M) $1418.4 $832.2 $2,250.6
% of non-Agency portfolio 63.0% 37.0% 100.0%
Average purchase price!*! $57.23 $668.12 368052
Average coupon 2.9% 2.2% 2.6%
Weighted average market price2! $77.97 $77.01 $77.61
Collateral attributes:

Average loan age (months) 130 140 132
Average loan size ($K) $362 $362 $359
Average original Loan-to-Value T0.5% 69.6% T0.2%
Average original FICOH 634 603 624
Current performance:

G0+ day delinguencies 22.5% 20.1% 21.7%
Average credit enhancement'® 9.2% 16.8% 11.6%
3-Month CPR™ 5.4% 7.7% B.2%

and total non-Agency MBS,

fure ol




Granite Point’s Commercial Real Estate Portfolio®)

Onufnallun Principal
$ In millions Type Balance Book Value | Cash Coupon'®! Yield=

Asset 2
Asget 3

Assel 5
Assel 6
Asset T
Assot B
Assel 9
Asset 10
Asset 11
Asset 12
Asset 13

Asset 14

Senior
Senior
Senior
Senior
Senior

Senior
Mezzaning
Sanior

Senior

09/15
07/16
04/16
11/15
10/16

12/18
06/16
01/17
12/15
03/15
06/17
12/15
11/15

Various

Stablilzad
State Property Type | Initial LTV

Original Term
(Years)
31200 $120.0 L+ 4.20% L+ 4.43%

105.0 105.0 L+3.42% L+3.79% 3 cA
a7.8 96.7 L+4.45% L+4.99% 4 various.
82.0 815 L+4.75% L+5.44% 3 NY
78.0 8.0 L+4.200 L+487% 3 NY
5.6 749 L+437% L+4.83% 4 NC
68.0 67.0 L+4.10% L+4.82% 4 Ma
623 60.7 L+4.11% L+ 4.87% 4 FL
51.3 510 L+4.49% L+4893% 4 HI
51.5 50.9 L+ 4.75% L+ 5.24% 4 5C
46.7 46.7 L+4.65% L+487% 4 Fa
459 45.9 L+BT75% L+7.61% 5 Various
45.0 44.4 L+450% L+5.24% 3 ca
43.5 43.5 L+4.05% L+4.25% 3 ™
435 435 L+ 7.25% L + B.08% = Various

T80.0 773.2 L+4.90% L+556% 4 Various.

5§ 17962 5 17827 L+4.87% L+524% 4

Mixed-Use
Retail
Office:

Industrial
Office
Office:
DOffice:
Office
Retail
Office:
Office:
Hatel
Hotel

Multifamity
Office

Varlous

70.9% 66.9%
62.8% 61.5%
75.9% 55.4%
66.4% 68.7%
T2.4% 68.1%
71.3% T15%
73.3% 63.2%
T8.2% 57.4%
67.8% 67.1%
T4.5% 67.5%
70.3% 63.5%
54.7% 48.6%
82.3% T6.8%
T7.6% T7.5%
69.6% 63.1%
69.9% 63.8%

1 S La0ns, Such




Financing

purchas Total Outstanding
Qutstanding Bor ; 1 ! ( Borrowings Percent (%)

Within 30 days H 34186 S -5 -3 -5 3.418.6 202%
30 to 59 days 3,267.0 - - - 3.267.0 19.4%
60 to 89 days 2,250.9 - 20.0 - 2,270.9 13.4%
a0 to 119 days 23545 - - - 23545 13.9%
120 1o 364 days 1478.4 - 20.0 - 1,498.4 B.9%
One to three years 547.4 815.0 - - 13624 B.1%
Three to five years = = = 2323 2823 1.7%
Ten years and over'?! - 24237 = - 24237 14.4%
] 13,3168 § 32387 &

Collateral Pledged for Borrowings'™ FHLB Advances ible : Percen
Avallable-for-sale securitles, at falr value 5 136391 $ 2,749.7 $ - nfa $ 16,3888 BE.6%
Derivative assets, at fair value 108.2 - - n/a 108.2 0.6%
Commercial real estate assets BR3.0 720.3 - n/a 1.603.3 B.T%
Mortgage servicing rights, at fair value - - 166.0 n/a 188.0 0.9%
Net economic interests in consolidated securitization
trusts 2194 2.0 = n/a 2214 1.2%

3 14.849.7 & 34720 $ 166.0 nfa & 18.487.7 100.0%




Interest Rate Swaps

g Average Matu
Maturities Notional Amounts ($B) Average Fixed Pay Rate® Average Receive Rate!@! Years'<

Payars
2047 315 0.771% 1.220%% 0.3
2018 4.3 1.155% 1.223% 1.0
2019 0.4 1.283% 1.165% 19
2020 12 1.463% 1.209% 2.3
2021 and after 4.5 1.699% 1.235% 5.6

$11.9 1.322% 1.224% 2.7

Average Fixed Receive Average Maturity

Maturities Notional Amounts ($B] Average Pay Rate Rate [Years)

2020 0.2 1.171% 1.642% 31
2021 and after 27 1.193% 2.190% &4
329 1.192% 2152% 8.2

B0 mill
Tarward 51

ard 5 rissl rile Swaps

As of June 30, 20




Interest Rate Swaptions

Underying Swap

Average
Cost Falr Value Months to Average
Swaption Explration (sm) (E10)] Explration Amount ($M) Rate Rate Term (Years)
Purchase Contracts:
Payer <6 Months $43.7 3T.T 2.9 35,025 2.35% 3M LBOR 6.2
Total Payer $43.7 37.T 2.9 $5,025 2.35% 3M LIBOR 6.2
Receiver <6 Months $2.7 521 3.2 32,000 3M LIBOR 1.78% 85
Receiver 26 Months — 59 10.8 250 3M LIBOR 2.35% 10.0
Total Receiver $2.7 $3.0 7.6 $2,250 3MLIBOR 1.84% 87
Sale Contracts:
Payer <6 Months ($35.5) ($0.9) 32 ($2,300) 2.92% 3M LIBOR 8.7
Total Payer ($35.5) (50.9) 3.2 ($2,300) 282% 3M LIBOR 87
Recelver <6 Months ($9.7) ($6.2) 2.4 (33.000) 3MLBOR 2.02% 10.0
Receiver =6 Months (1.4) (6.5) 10.8 (625) 3MLIBOR 1.95% 10.0

Total Receiver (511.1) ($12.7) 4.9 153.625) 3M LIBOR 2.00% 10.0
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