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RESOLUTION CERTIFYING COMMERCIAL FARM OPERATION AND RECOMMENDING SITE 

SPECIFIC AGRICULTURE MANAGEMENT PRACTICE FOR BAJOKA, LLC, LOWER 

TOWNSHIP BLOCK 752.01, LOTS 16.20, 16.21, 16.22, AND 17.01 

WHEREAS, the State of New Jersey has enacted N.J.S.A. 4:lC-11 known 

as the "Agriculture Retention and Development Act"; and, 

WHEREAS, the County of Cape May has created the "Cape May County 

Agriculture Development Board" pursuant to the aforesaid Statute; and, 

WHEREAS, the Agriculture Retention and Development Act known as 

the Right to Farm Act as amended on July 2, 1998 and in accordance with 

N.J.A.C 2:76-2.3(a) requires that the County Agriculture Development 

Board recommend site specific agricultural management practices; and, 

WHEREAS, John P. Stratis of Baj oka, LLC (Applicant) , petitioned 

the Cape May County Agriculture Development Board to certify as a 

commercial farm, as defined by N.J.S.A. 4A:1C-3 and N.J.A.C. 2:76-2.1, 

the farm located at Block 752.01, Lots 16.20, 16.21, 16.22, and 17.01, 

commonly known as [redacted] and [redacted], in the Township of Lower,

County of Cape May, State of New Jersey (Farm), and is further seeking 

a Site Specific Agriculture Management Practice for the operation of 

a winery, including the construction of a tasting facility on 

premises; and, 

WHEREAS, Applicant presented evidence for the Board to find that 

the Farm is a commercial farm as defined by N.J.S.A. 4A:1C-3 and N.J.A.C. 

2:76-2.1; and 

WHEREAS, Applicant presented proof that the Farm is located in an 

area in which, as of December 31, 1997 or thereafter, agriculture has 

been a permitted use under the Municipal Zoning Ordinance of Lower 

Township, and is consistent with the Lower Township Master Plan; and 

WHEREAS, a site inspection of the Farm was conducted on June 10, 

2024; and 

WHEREAS, Applicant noticed the public hearing in the May 29, 2024 

edition of the Cape May County Herald, noticed all property owners within 

200ft of the Farm as listed in the certified list of property owners, 

and provided proof of said publication and service; and 

WHEREAS, Applicant provided copies 

application from 2022 and 2024 as well as 

that the Farm was farm qualified; and 

of the farmland assessment 

Schedule F for 2023 showing 

WHEREAS, on June 12, 2024, the Board considered testimony from the 

Applicant; Vincent Orlando, P.E., P.P.; and Stephen J. Fenwick, R.A.; 

in support of the designation as a commercial farm, proposed SSAMP for 

the Farm, site plan, and construction of the facility; and 

WHEREAS, the Board considered and reviewed April 1 7, 2023 (rev. 

April 22, 2024) Site Plan for Seahorse Farms Winery by Vincent Orlando, 

P.E., P.P.; December 28, 2018 (rev. August 13, 2023) survey by George

Swenson; and November 23, 2023 architectural drawings by Stephen Fenwick,

R.A.; that were entered into evidence during the Public Hearing; and

NOW, THEREFORE, BE IT RESOLVED by the Cape May County Agriculture 

Development Board that upon consideration of the entire record, which 

includes the paragraphs set forth above in the preamble, the Board makes 

the following findings of fact and conclusion of law: 

1. The Farm is located in the R-1 Zone in which agriculture is

a permitted use.






