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A Study on the Origin of the Jeonse System from a Financial Perspective
- Focused on the Semae Custom of the Late Joseon Dynasty -

Z| ¥ 4f (Choi, Young-Sang)”

< Abstract >

The origin of jeonse (f8H), a distinctive Korean housing lease system, remains unclear. Previous
studies have mainly traced its origin by comparing the legal characteristics of present-day jeonse with
those of earlier related customs, while paying relatively little attention to its financial characteristics.

This study analyzes the financial structure of the present-day jeonse deposit in conjunction with its
legal characteristics. It identifies three interlinked features: dependence on subsequent tenants as the
source of repayment, indeterminacy in the substantive maturity structure, and the capitalization of debt.
Together, these features give the jeonse deposit the character of a hybrid financial instrument combining
attributes of debt and equity. Based on this framework, the study cross-analyzes official records from the
Seungjeongwon Ilgi (1742 and 1798) and a private account from the Nosangchu llgi (1796).

The analysis shows that sejeon (E#£), the deposit used in the semae (BE) custom of the late Joseon
dynasty, displayed financial-structural characteristics similar to those of the present-day jeonse deposit.
This study provides a structural framework for interpreting the financial distinctiveness of jeonse. It also
presents evidence, from the perspectives of economics, finance, and real estate studies, supporting the
interpretation of the late-Joseon semae custom as a prototype of jeonse.

Keywords : Jeonse(fEE), Semae(EE), Jeonse Deposit, Sejeon(&E#E), Hybrid Debt
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