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Champions
for Change.
“We think that a business should exist
primarily to improve people’s lives. The way
we see it, our homes should make life better.
Not only for the people who live in them,
but for the people who build them. And the
communities they’re built in. And, well, for
the world as a whole. That’s why we build
better homes for a better world. And we’re
bloody proud of it.”
Joseph Rajah
Founder & CEO
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Making
an Impact.
Following our dry run last year, I am proud to
present Joseph Homes’ first official Impact report.
Lots has happened since we certified and as a small
business, we have certainly faced some headwinds.
That said as always, we have made progress
towards our goals.
Approximately 40% of UK carbon
emissions come from the built
environment. As a developer,
we have a vast army of funders,
investors, consultants, advisors,
contractors and sub-contractors that
we impact and, more importantly,
who can influence our journey to net
zero.
We have made good progress in
most areas but need to go further
in others, and like all businesses,
we are constantly learning and
challenging ourselves more.
This report summarises how our
schemes are performing. Whilst
we are doing well, we need to keep
pushing towards our goals. By doing
this, we can raise the bar for our
industry.

Paul Dipino
Chief Innovation Officer

When we first got our B-Corp
certification, we scored a triumphant
86 (the medium score for businesses
is 50.9). As we get ready to recertify, we are aiming to get over
100 points.
I am particularly proud that we were
the first developer to champion
indoor air quality and to use low or
no volatile organic compounds (VOC)
paint in all our developments. Now,
others in the industry have started
to do this. This shows that we can
all make a significant change by our
actions.
One thing that stands out this year
is (finally!) getting planning for our
Parkhouse Street scheme which
brings everything we have learnt
so far together to get to an 83%
carbon saving. We also have a good
understanding of what it will take to
get to 100% and beyond.
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For our
company.
We drive change from the
inside out.
Happier, healthier employees make better
homes. We work to ensure the mental and
physical wellbeing of every Joseph Homes
employee, both on and off-site.
This means creating a positive workspace:
maintaining safe, supportive environments,
promoting conversations around mental
health, and giving every individual a clear
path to progression within a profitable
environment.
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Our
Values.
At Joseph Homes we pride
ourselves on our values,
which have been chosen by
our people.
We want all of our employees to be happy and
healthy. Driven by our Live Well® Manifesto,
our values are at the heart of everything we
do. Bringing our values to life requires lots of
different things, but luckily, we have a team
who care about making it work. From creating
a positive workspace, hosting Live Well®
workshops and having a Culture Taskforce (more
about them later) to training dedicated Mental
Health First Aiders and providing free healthy
snacks, our values are weaved into our everyday
life.
We also love to have fun! We try to get together
for away trips each summer, and we definitely
host the best Christmas parties too.
At the end of the day, everything we do is with
the aim of having a highly motivated and aligned
team.

#1

Transparency
in everything we do.

#2

Taking pride in
our work.

#3
#4
#5

Being principled in our
decisions.
Utilising our creativity
& innovation.
Being one team.
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All about
our team.

1

Cycle to Work
scheme and Rebel
Gyms Discount

1

2
Dog that visits
the office - Peggy.

2
21

Trained Mental
Health First
Aiders

Number
of current
employees

4

People in
our Culture
Taskforce

Days each employee
is given every year to
partake in charity work

4
5

Our average score
in our employee
survey
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People and
Wellbeing.
70% of our team responded to
our Diversity & Inclusion survey.
Here are some of the results:

33%

Identify themselves as an
ethnic minority

Have a university degree 73%

50% 50%

Identify as female

Identify as male

100%

Feel that they can be themselves at work

In the last year we...
Delivered a range of training sessions
for professional and personal
development:
Keeping tabs on time

Stress vs Pressure

Great one to ones

Hilarious or rude

Disc profiles - Building great
relationships

Racism, Diversity &
Inclusion

Introduced additional
annual leave for people
with 3+ years of service
Made some changes
to the office:
created informal
break out spaces &
everyone now has a
sit-stand desk.
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In the last year we...

Promoted 13% of
our employees
Increased the company pension
contribution, and launched a healthcare
cashback scheme & employee assistance
programme.

We launched our Village Fete, which is a
quarterly event with workshops, socialising,
and team bonding activities.

Darryl is always
“
positive and enthusiastic,

Recognised
Brilliance

all request approached
with enthusiasm and a
smile. Always keen to
take on new challenges.
Fully embraced
JH values.

“

”

No task is too big or
too small for this person.Their
creativity knows no bounds and their
ability to enhance developments through optimisation
is a credit to them. The seemingly hundreds of design
options that have been explored for all projects but particularly Highams Park and Parkhouse Street has resulted in improved value to many apartments, not only
financially but also for our
future residents.

”

For the future,
we are targeting to...
Host work experience or apprenticeships
Conduct blind CV reviews
Publish job postings on diverse job boards
Include D&I training in our onboarding process
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Our Live Well®
Manifesto
Live Well® is our centre for
innovation, where we think,
test, question and explore,
pushing boundaries to build
better homes for a better
world.
We’ve always known what we do serves a higher
purpose. Once we were into the process of
applying to become a B Corp, we realised that
the areas focussed on for certification perfectly
aligned with our own company values. Our
Founders are passionate about using business as
a force for good and our values reflect this. They
felt so strongly about it that the values evolved
into a manifesto by which everything we do is
measured.

FOR OUR COMPANY

FOR OUR NEIGHBOURHOODS

We drive change from the inside out

We understand the importance of
community

Happier, healthier employees make better
homes. We work to ensure the mental
and physical wellbeing of every Joseph
Homes employee, both on-site and off.
This means creating a positive workspace:
maintaining safe, supportive environments,
promoting conversations around mental
health, and giving every individual a clear
path to progression within a profitable
environment.

Our homes aren’t their own entities.
They’re part of something much bigger:
neighbourhoods, communities, cultures.
We make it our mission to support the
neighbourhoods we work in however we
can. This means creating public spaces which
benefit the local community, designing
buildings which honour the spirit of the area,
and committing to responsible, considerate
development throughout the build process
and beyond.

FOR OUR CUSTOMERS

FOR OUR PLANET

We build homes for healthy living

We believe in a sustainable tomorrow

Homes shouldn’t just be places to live.
Homes should make life better. With this
in mind, we’re committed to exploring
new materials, testing new technologies,
experimenting with different fixtures and
fittings, and staying at the cutting-edge of
research into mental and physical wellbeing.
It’s all part of our mission to create beautiful
homes that help our homeowners lead
better, healthier lives.

Living well isn’t only about our mental and
physical health. It’s also about the health
of the world around us. We’re committed
to reducing the carbon footprint of our
homes, from researching sustainable
building materials and increasing the
energy efficiency of our homes, to
eliminating on-site waste and reducing
pollution levels throughout construction.
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Culture is
key.
The company culture here
plays a huge part in who
we are as as a business.
We’re not a start-up, but
we definitely display the
entrepreneurial spirit and
essence of one.
Without huge chains of command, each person
can have a strong degree of influence. The team
is small and therefore everyone gets involved
in opportunities and tasks that sit outside of
their role – something about working in a small
business is that “the one thing you need to be is
lots of things”.
We have regular get togethers, with an
all-day quarterly event called The Village Fete
as well as weekly and monthly companywide
meetings. We host a workshop or wellbeing
benefit each month, from chair massages to
mental health training, nutrition talks and Pilates
at your desk – we look at wellbeing holistically.
Generally, there is no dress code or many
general “rules” in this way, adding to the offices
relaxed vibe and atmosphere. Dogs are welcome
too.

In the last year
we launched
a ‘Recognising
Brilliance’
programme for our
team to celebrate
each other and
their excellence

100% of our
employees agree
that Joseph Homes
provides them with
forums to share
their input

In the past year, all
requests for formal
training relating to
employees’ roles
were approved
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Giving
back with
Give Well.
Every year we give our team two days to go
out into the local community around our HQ
and the places where we develop to make
a difference. Each month, a small group
volunteer with a charity of their choice and
put their day to good use. Since the Covid
pandemic we’ve been wrapping Christmas
presents for local charities in Waterloo,
helping at a homeless charity in Clapham and
lending a hand at Vauxhall City Farm.

“During the lunch service I got involved in front
of house, Paul tea-making & Angela clearing and
wiping tables. At the end of the lunch session, we
did some general tidying up and mopping the floors
ready for the next day. We all really had a very
enjoyable time.”
Helen Sylvester
Senior Customer Service Manager
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Our Head
Office.
We like to make people
feel at home and part of
the team from day one.
To help transition people into the
company we introduce our values
through a meaningful introductory pack
(details opposite). This helps to set the
tone of our mission.
We recycle to our hearts content.
Our recycling list includes as much as
possible, such as food waste, printer
toners, batteries, old furniture and even
broken pieces of technology – we use
a few different companies to help us
stay as green as possible. One of our
favourites is First Mile who have a zero
waste to landfill policy.
If you have ever found your way through
the quirky, maze-like backstreets of
Waterloo and ended up in our HQ, you
may have noticed our abundance of
plants – they’re everywhere around the
office, including a cactus on every desk.
Multiple studies have proven that indoor
plants keep you healthier and happier,
offering both psychological and physical
health benefits.

Patagonia Book
Let My People Go Surfing – The Education of a Reluctant Businessman
by Yvon Chouinard, a fellow B Corp!

Reusable Bottles
Currently 13 billion plastic water bottles are used in the UK each year but only 7.5 billion
are recycled. We are trying to help change the stats with our reusable water bottles.

Reusable Cup
In the UK, we now drink approximately 95 million cups of coffee per day. We think that
shouldn’t mean 95 million disposable cups, so we offer a reusable cup to new starters. Or
even better why not have a cup of coffee in the office.

Stone Notebook
A climate-positive notebook made from recycled stone. No deforestation, no wasted
water, no harmful chemicals and also a fellow B Corp.

In the Office
We are constantly trying to reduce our carbon footprint, especially consdiering what we
use around the office. We endeavour to purchase from fellow B Corps so we can be sure
the company’s we are using are aligned with our mission. This is includes everything from
our True Start coffee beans and eco-friendly cleaning products, to bamboo toilet roll and
oat milk.
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For our
planet.
We believe in a sustainable
tomorrow.
Living well isn’t only about our mental
and physical health. It’s also about the
health of the world around us.
We’re committed to reducing the
carbon footprint of our homes, from
researching sustainable building
materials and increasing the energy
efficiency of our homes, to eliminating
on-site waste and reducing pollution
levels throughout construction.
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We are committed to
monitoring and reporting
on Scope 1&2 Greenhouse
Gas Emissions.
What is Scope 1
and Scope 2?
Scope 1 — This one covers the Green House
Gas (GHG) emissions that a company makes
directly — for example while running its
boilers and vehicles.
Scope 2 — These are the emissions it makes
indirectly – like when the electricity or energy
it buys for heating and cooling buildings, is
being produced on its behalf.

Metric tons of CO2e
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Scope 1 Actual
Scope 1 Target

90
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170

200

230

260

290

28.82
0

Scope 2 Actual
Scope 2 Target

60

198.84
0

How?
We have switched to renewable energy, have implemented energy-saving measures,
don’t have any cars, and encourage cycling. When our lease is up, we will also be
looking for a net-zero office in the medium term – watch this space!
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We have committed to only
building net zero operational
carbon developments by 2025, with
developments requiring zero fossil
fuels and being 100% powered by
renewable energy either on or
off-site.
What is operational
carbon?
Operational carbon refers to the carbon
dioxide and global warming potential (GWP)
of any other gases created or associated
with the in-use operation & management of
a building. This covers emissions relating to
heating, hot water, cooling, ventilation and
lighting systems (regulated energy) as well
as those associated with cooking, equipment
and lifts (unregulated energy).

How?
We are making our buildings super-insulated
and airtight and using very efficient MVHR,
and air source heat pumps to heat. We are
adding renewables and will keep improving
what we are doing all the time.
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No 1 Millbrook Park
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(Without decarbonisation)2

No 1 Millbrook Park

53.8

(With decarbonisation*)2

Tramyard

79.6

(Without decarbonisation)2

Tramyard

Figures stated have been
calculated using the SAP data
for the building and have been
normalised against the gross
internal area.

54.2

(With decarbonisation*)2

Joseph Homes
2023 Target

40

RIBA
2025 Target
Joseph Homes
2025 Target

120

RIBA 2030/LETI 2030 target =
35kWh/m2/y

60
0

*Decarbonisation takes into
account the electrification of the
grid and the lower future carbon
emissions resulting from less
burning of fossil fuels.
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We are committed
to hitting the 2025
and 2030 target
levels as set out in
the London Energy
Transfomation
Institute Embodied
Carbon Targets.

How?
We’re working really hard on our material selection, where they’re from, as
well as employing some exciting material innovations. We are also working
hard on our designs, so they are more efficient, use fewer materials and create
less waste, as well as being on a mission to bring MMC (modern methods of
construction) into what we do. All of these combined, we believe, will help us
reach the 2025 targets.

We know all of our carbon targets are challenging, but we have
deliberately set ourselves ambitious targets that we will keep striving
for. We may miss some of them, but we will do the best we can and
think it’s better to be bold and try.

kg CO2e/m2

100

0

What is embodied
carbon?
Embodied carbon is the total quantity of
greenhouse gas emissions (often simplified
to “carbon”) generated to produce a building.
This includes emissions caused by extraction,
manufacture & processing, transportation
and assembly of every element required
for construction. Our assessments will also
include the maintenance, replacement,
deconstruction, disposal and end-of-life
aspects of the materials and systems that
make up the development as a whole.
Operation emissions are not included within
the embodied carbon measure.
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LETI 2020
Aspirational Target

> 500

Anticipated at
Parkhouse Street

490

LETI 2025 Target

> 400

LETI 2030 Target
Joseph Homes
2035 Target

600

> 300
0

Figures stated have been normalised
against the gross internal area.
Embodied carbon targets based on
Upfront Carbon – Stages A1 – A5 only.
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We’re proud to
be one of the first
UK developers to
champion indoor
air quality in our
developments.
For us, ensuring our homes are a
healthy place to live is a top priority.
Testing the indoor air quality of
our developments gives us, and
our customers, peace of mind, and
provide them with the best quality
living conditions possible.

We are using this data to
inform specification changes
& improvements to continually
enhance the internal living
conditions of the homes we
build.
Air Quality
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We now assess a percentage of completed
homes to measure the internal air quality.
What we measure:
•
•
•
•
•

Humidity & temperature: we combine
humidity and temperature readings to
give an overall rating for thermal comfort.
Volatile Organic Compounds (VOC’s): a
test for airborne chemicals
Microbial Volatile Organic Compounds
(MVOC’s): as assessment of any actively
growing mould
Carbon Dioxide: a measurement of CO2
levels provides an indication of building
ventilation efficiency
Formaldehyde: to check airborne
concentrations fall within recommended
guidelines.
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The Tramyard
No.1 Millbrook
Park
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31-60
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We are committed
to ensuring all
the buildings we
develop will be
energy positive by
2025.
Joseph Homes became a signatory of the World
Green Building Council (WGBC) Net Zero Building
Commitment in 2020. This commitment has been
on our minds from the very beginning when we
set out our Live Well manifesto and when we
signed, we were proud to be one of under 100
worldwide signatories to join the cause.
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For our
customers.
We build homes for
healthy living.
Homes shouldn’t just be places to live. Homes
should make life better. With this in mind,
we’re committed to exploring new materials,
testing new technologies, experimenting with
different fixtures and fittings, and staying at
the cutting-edge of research into mental and
physical wellbeing.
It’s all part of our mission to create beautiful
homes that help our homeowners lead better,
healthier lives.
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Going above
and beyond.
Our customers’ wellbeing
and true satisfaction is at the
heart of our mission.
We’re setting out to raise the bar for the industry,
inspiring our peers to challenge how homes are
built to benefit customers, neighbourhoods and
the planet. We are proud of the homes we create
and how we create them.
Our current developments: The Tramyard in
Balham and No.1 Millbrook Park in Mill Hill, use
no or low VOC paint, inbuilt MVHR systems, high
ceilings and floor-to-ceiling windows, all to enhance
the wellbeing of our customers.
As a thank you for buying with us we do a mini
shop for our customers, setting them up with some
key essentials for their first night in their new
home.
We don’t shy away once we hand over the keys.
For two years post completion, our Customer
Experience team are on hand and use a defect
management system, should there be any glitches
once customers move in. After this two-year
period, our team will continue to be on hand for
questions or queries via phone or email. Keeping
an honest and open channel of communication at
all times helps to establish trust and transparency
with our customers.

100
%
customer

experience
satisfaction at

The Tramyard

219
homes

built

92
%
4.5

satisfied with their overall

rating on
Trustpilot

experience with us at
No.1 Millbrook Park

households
moved in since 2019

completed
developments

2020

Evening Standard
Best Apartment
Award

(April 2022)

298

12

87.5%
would

recommend
us to family

97%
satisfied with the

quality of their

new home
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What our
customers
say about us.
We pay close attention
to what our customers
are saying and actively
seek out and encourage
feedback.
For us, the success of our mission is
measured by this feedback. After all,
everything we do is about providing quality
homes and spaces for our homeowners and
end users.
The feedback isn’t always five-star reviews.
If we receive any negative feedback, we
use it as a valuable learning experience
and investigate what went wrong in our
process and our customer’s journey. We
don’t shy away from our mistakes and take
all feedback constructively and digest to
take forward some learnings to be even
better in the future. It’s part of our B Corp
journey and our mission to improve the
experience for eveyone involved, especially
our customers.

“

Joseph Homes provides really
good customer service before
and after completion, especially
Linda is always responsible and
kind to all our queries.

I would like to thank Joseph Homes
for their sincere efforts in my
journey to purchasing my home. I
felt welcomed and comfortable from
the outset and was kept informed at
every step of the way.

We were blown away by the quality
of the apartment, the location next
to the park and lovely views. We just
felt the team listened to all our needs
when we met them and we found our
dream home. We could
not be happier.

5* Trustpilot reviews

This was our first time
buying a property and they
were very patient with us and
accommodating of our needs
and requests. They provided
a great environment in what
can be a stressful
experience at times.
Joseph Homes are a smaller
developer (relatively speaking)
and it’s nice to have a more
personal approach than the
bigger companies I have
experienced.
The Joseph Homes team has
been amazing throughout!
Always helpful and quick to
respond to questions! The
building is incredible and the
whole process was incredibly
easy! Thank you!

”

For our
neighbourhoods.
We understand the
importance of community.
Our developments aren’t their own
entities. They’re part of something much
bigger - neighbourhoods, communities,
cultures.
We make it our mission to support the
neighbourhoods we develop however
we can to have a positive impact. This
means creating public spaces which
benefit the local community, designing
buildings which honour the spirit of the
area, and committing to responsible,
considerate development throughout
the build process and beyond.
Our developments are a canvas where
communities live, work and socialise
- they live out their lives. It is our
responsibility to ensure we leave a
positive legacy.
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Albion Waterside
Albion Waterside represents a
transformative regeneration of
this long-standing brownfield
site to deliver much needed new
homes and floorspace for offices,
restaurants and shops set within
5.5ha of public realm.

Coming soon at

Albion
Waterside:

36, 320 sqm
of open space
over

200

271
%
increase in

bio-diversity

350m

riverside

walk

150
affordable
homes

1

marina

yard

164m2

of new
water body

planted trees

1,300 sqm

of play space

1

new
shuttle

bus

172
jobs

5
roof

terraces

130 homes

later living

1

mobility
hub

1,142
homes
consulted

11
garden

podiums
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Our current score

Our 2023 target

86

100

B Corp.
We’re thrilled that Joseph
Homes is a certified B
Corporation. A step of
huge magnitude for us as a
business and one that we
couldn’t be prouder of.
Getting to this point has been quite a journey,
and it all started when we first heard about
the B Corp certification some time back. It
happened to align perfectly with our Live Well
manifesto and the values we uphold, and so it
seemed like a missed opportunity not to get
involved.
We’re on a mission to improve our Impact
score with a target to reach over 100 in time
for our next report.

Governance

Workers

Community

Environment

Customers

core
Our s

0.7
30.8
15.5

13.5

25.3

20

40

50.9 =

40

105

Median score for most businesses who
apply for B Corporation Accreditation
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